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This is a public hearing for Playa Del Norte for a zoning change, a Preliminary PAD, a Final PAD
for Lots 1, 4, and 5, and a Preliminary and Final Subdivision Plat, including a use permit and
variances, located at 179 North Scottsdale Road.
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Yes

Hold a public hearing for PLAYA DEL NORTE (Playa Del Norte LLC., City of Tempe, property
owners). #RRC03050 for a zoning change, Preliminary PAD, a Final PAD for Lots 1, 4, and 5,
and a Preliminary and Final Subdivision Plat, located at 179 North Scottsdale Road. The following
approval is requested from the City of Tempe:

#7ZON-2003.18 Ordinance No. 2003.18 A zoning change from AG, Agricultural, I-1, Light
Industrial, I-2, General Industrial, and PCC-1, Planned Commercial Center, to MG, Multi-Use
General District on 22.78 net acres.

#SPD-2003.90 A Preliminary Planned Area Development consisting of 90,000 square feet of
office space, 112 residential condominiums, 543 apartment/condominium units, 13,187 square feet
for restaurants and an additional 20,900 square feet of mixed uses for office/retail/restaurant (Lots
1,2,3,4,5, and 6) all on 22.78 net acres; and a Final Planned Area Development including site
plan, landscape plan, and building elevations for Lot 1, 4, and 5 consisting of 3,187 square feet for
a restaurant (Lot 1), 112 residential condominiums (230,316 square feet in Lot 4), and 543
apartment/condominiums (742,194 square feet in Lot 5) on 12.44 net acres. (Please see list of use
permit and variances on attachment #4)

#SBD-2003.91 A Preliminary and Final Subdivision Plat for six lots on 22.78 net acres

DeeDee (D?) Kimbrell, Planner II (480-350-8438)
Kevin O’Melia, Senior Planner (480-350-8432)

Steve Venker, Planning & Zoning Manager (480-350-8920)
N/A

N/A

Approval, subject to conditions

The applicant is requesting a zoning change, a Preliminary Planned Area Development (PAD) for
Playa Del Norte, including Final Planned Area Development including site plan, landscape plan,
and building elevations for Lots 1, 4 and 5, and a Preliminary and Final Subdivision Plat for
approximately 22 net acres. The project area is located at the southeast corner of Scottsdale Road
and the Red Mountain Freeway Loop 202. The overall intent of Playa Del Norte is to provide a
mixed-use product including office, retail, restaurant and residential. Lot 1, In-N-Out Burger is
requesting a Final PAD for a restaurant consisting of 3,187 s.f. with an outdoor dining area. Lot 4,
Weststone is requesting a Final PAD for 112 residential condominiums and Lot 5, Mondrian is
requesting a Final PAD for 598 apartment/condominium units. Lots 4 and 5 would allow
individual ownership on condominium oriented designs close to employment locations and
entertainment facilities. Staff supports this request and to date, no public input has been received.
Note: On December 2, 2003, Redevelopment Review Commission approved this request by a
7-0 vote.
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HISTORY & FACTS:

October 21, 2003 Redevelopment Review Commission held a review session regarding this request. The
applicant briefly explained the overall Playa Del Norte development and explained in
more detail the Final P.A.D.’s (Lots 1, 4 and 5) the restaurant and residential portion of
the master plan.

November 4, 2003 Redevelopment Review Commission continued this request to December 2, 2003, at the
applicant’s request.

December 2, 2003 Redevelopment Review Commission approved this request by a 7-0 vote.

DESCRIPTION: Owner — Playa Del Norte, LLC., (Brad Wilde), City of Tempe

Applicant — Gammage and Burnham, P.L.C., Manjula Vaz

Architects — Butler Design Group (Preliminary P.A.D.) / Parady Gray Architects,
LLC.(Mondrian) / Biltform Architcure Group (Weststone) / Steven Langford Architects
Inc., (In-N-Out Burger)

Engineer — Brady — Aulerich & Associates, Inc. (Plat)

Existing zoning — AG, PCC-1,I-1, 1-2

Proposed zoning — MG, Multi-Use General District

Total site area — 22.78 net acres

BUILDING AREA FOR PLAYA DEL NORTE, ALL LOTS:

Total Building Area - 1,096,597 s.f.
Office - 90,000 s.f.
Retail/Office/Restaurant - 20,900 s.f.
Restaurant - 13,187 s.f.
Residential / Condos - 112 units /230,316 s.f.

Residential / Apts/condos - 543 units /742,194 s.f.
Total Building Lot Coverage - 34.0%

In-N-Out Burger (Lot 1)

Site area — 1.62 net acres

Bldg. area — 3,187 s.f.

Bldg. height — 22 feet / 35 feet (top of tower)
Bldg. coverage — 4%

Landscape coverage —25%

Parking required — 52 spaces

Parking provided — 91 spaces

Bicycle parking required — 10 spaces
Bicycle parking provided — 10 spaces

Lot 2 (Future — Office / Retail / Restaurant)
Site area — 1.61 net acres

Bldg. area — 18,500 s.f.

Bldg. height — 2 stories

Bldg. coverage — 14%

Landscape coverage - 20%

Parking required — 114 spaces

Parking provided — 114 spaces

Bicycle parking required — 14 spaces

Bicycle parking provided — 14 spaces
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Lot 3 (Future — Restaurant)

Site area — 1.62 net acres

Bldg. area — 8,000 s.f.

Bldg. height — 1 story

Bldg. coverage — 11%

Landscape coverage — 20%

Parking required — 107 spaces
Parking provided — 109 spaces
Bicycle parking required — 16 spaces
Bicycle parking provided — 16 spaces

Weststone — Condominiums (Lot 4)

Site area — 2.61 net acres

Bldg. area — 230,316 s.f.

Number of units — 112 units

Dwelling units/ac. — 43.2 d.u./ac.

Bldg. height — 68 feet

Bldg. coverage - 51%

Landscape coverage — 43%

Parking required — 248 spaces

Parking provided — 224 spaces (2/unit — variance requested)
Bicycle parking required — 112 spaces

Bicycle parking provided — 45 spaces (variance requested)

Mondrian — Apartments / Condominiums (Lot S)

Site area — 8.19 net acres

Bldg. area — 742,194 s.f.

Number of units — 543 units

Dwelling units/ac. — 66.29 d.u./ac.

Building height — 1 to 12 stories

Bldg. coverage — 49%

Landscape coverage — 11% (variance requested)

Parking required — 1089 spaces

Parking provided — 1,054 spaces (2.28/unit) (variance requested)
Bicycle parking required — 543 spaces

Bicycle parking provided — 120 spaces (variance requested)

Lot 6 (Future — Office)

Site area — .47 net acres

Bldg. area — 90,000 s.f.

Bldg. height — 3 stories

Bldg. coverage — 15%

Landscape coverage — 20%

Parking required — 360 spaces
Parking provided — 454spaces
Bicycle parking required — 36 spaces
Bicycle parking provided — 36 spaces
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Use Permit:
Allow outdoor dining in the MG Zoning District.

Variances:

1. Waive the required landscape buffer, six (6) feet wide, along the east and west property lines of Lot 4
and Lot 5.

2. Reduce the required on-site landscape area from 30% to 11% of the net site area for Lot 5.

3. Waive the recreation vehicle (RV’s) parking spaces required for Lot 4 and Lot 5.

4. Reduce the required bicycle parking spaces from 28 to 14 for Lot 2, from 32 to 16 for Lot 3, from 112 to 45
for Lot 4, from 543 to 120 for Lot 5, and from 72 to 36 spaces for Lot 6.

5. Reduce the required number of motor vehicle parking spaces from 248 to 224 for Lot 4 and from 1,089
parking spaces to 1,054 parking spaces for Lot 5.
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COMMENTS: Project Description, (Overall Project)

Playa Del Norte is a mixed-use development consisting of over one (1) million square
feet of office space, retail, restaurant, and residential space on 22.78 net acres net acres
located on the north bank of Tempe Town Lake, east of Scottsdale Road, south of the
Red Mountain Freeway/Loop 202 on an existing vacant site. In order to accommodate
the proposed development, the applicants are requesting a change in zoning, a
Preliminary and Final subdivision plat, and a Preliminary Planned Area Development
consisting of 90,000 s.f. of office space, 112 residential condominiums, 543
apartment/condominium units, 13,187 s.f. for restaurants and an additional 20,900 s.f. of
mixed uses for office/retail/restaurant (Lots 1, 2, 3, 4, 5, and 6) all on 22.78 net acres;
and a Final Planned Area Development including site plan, landscape plan, and building
elevations for Lot 1, 4, and 5 consisting of 3,187 s.f. for a restaurant (Lot 1), 112
residential condominiums (230,316 s.f. in Lot 4), and 543 apartment/condominiums
(742,194 s.f. in Lot 5) on 12.44 net acres. Also included with this request is a use permit
to allow outdoor dining in the MG Zoning District.

General Plan 2020

General Plan 2020 Projected Land Use designates the subject property as mixed-use.
This category encourages development of creatively designed projects which combine
residential, service, office and retail uses. The goal is to develop, through an integrated
mixture of uses, a development where people can live, work and recreate, all in the same
development. This site appears to be consistent with General Plan 2020. The applicants
are proposing urban residential units, both for sale and rental, along with commercial
office, retail shops, restaurants and an open space park for recreation.

Zoning

Playa Del Norte is proposing a mixed-use development project on parcels that are
currently zoned AG, PCC-1, I-1, and I-2. In order to accommodate the proposed
development the applicant is requesting to rezone the properties to MG, Multi-Use
General District. The purpose of the MG district is to encourage unique design and site
planning solutions for intensive single or mixed uses at suitable nodal locations within
the city. The proposed zoning, MG, appears to be compatible with the proposed uses for
the site, which are all permitted under the MG Zoning District.

Subdivision

The applicant’s intention is to divide the existing parcels into 6 (six) new lots. Lot 1 will
accommodate In-N-Out Burger, Lot 2, office/retail, Lot 3, restaurant space, Lot 4,
Weststone condominiums, Lot 5, Mondrian apartment/condominiums, and Lot 6,
commercial office space. The proposed lots have access to a public street and appear to
meet the minimum required technical standards of Subdivision Ordinance 99.21.

Project Phasing

Playa Del Norte will develop in multiple phases. The first phase of development,
included with this application are three Final Planned Area Developments (PAD) which
will include In-N-Out Burger (Lot 1), Weststone (Lot 4), and Mondrian (Lot 5). Later
phases will include the development of office/retail space (Lot 2), restaurant space (Lot
3), and commercial office space (Lot 6).
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Traffic Impact Analysis

The development team has worked closely with City staff over the past two years to
achieve a balance between two conflicting objectives; maximizing development density
on this site and minimizing the traffic impacts of such development on the Rural Road
corridor.

Playa Del Norte has very limited access, due to its unique location between Tempe Town
Lake and the Red Mountain Freeway/Loop 202. The site’s location imposes access
constraints that severely limit the development potential of the land, because the site has
essentially only one-sided access (Scottsdale Road). Another access route is the Miller
Road extension located towards the northeast of the site under the freeway. This
extension will be developed in conjunction with this project and will provide some direct
access on the north side. However, this new route will have both limited capacity and
visibility. The study indicates that the proposed roadway improvements will provide
enough capacity to accommodate the additional traffic that will be generated by the
development of Playa Del Norte.

Circulation

The site plan shows two project driveways on Scottsdale Road. The main entrance,
Playa Del Norte Drive, is located opposite of Club Rio’s (located on the westside of
Rural Road) southern driveway, creating a four-legged intersection. This is a full access
driveway, allowing turns in all directions. A secondary site access pint is located
approximately 240 feet north of the main driveway, it is intended primarily to serve
traffic generated by In-N-Out Burger and Lot 2 (future phase). Only “right in” and “right
out” turns will be permitted at this driveway. Playa Del Norte Drive will continue
through the site to connect to the new Miller Road extension at the northeast corner of
the site. Miller Road will provide a third point of entry/exit for the project.

In-N-Out Burger

In-N-Out Burger is requesting approval of a Final Planned Area Development, site plan,
building elevations, and landscape plan. The proposed location for In-N-Out Burger is
located on Lot 1 at the northwest corner of the Playa Del Norte development. This will
be the first In-N-Out Burger in Tempe. It consists of a 3,187 s.f. building including a
drive through lane and an outdoor dining area (use permit requested for outdoor dining)
on 1.62 net acres. T

In-N-Out has vehicular access from Playa Del Norte Drive at the northeast corner of the
site. Parking is arrayed to the north and west of the building. A single drive thru lane
wraps around the south of the building. Outdoor eating plazas are located to north, east
and west.

The architecture of the building is modernist, with square and rectilinear shapes that
evoke the larger scale housing projects of Playa del Norte. The surfaces are a smooth
texture (“Sand Float”) exterior plaster in three colors (“Damask”, Nasturtium”, and
“Night Violet”, and the body of the building is a split face masonry veneer of alternating
horizontal bands of “Oak” and “Sienna Brown”. The signage is the familiar red and
yellow of In-N-Out. The building has numerous height and planar variations that is
attractive overall.
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Weststone

Weststone is requesting approval of a Final Planned Area Development, site plan,
building elevations, and landscape plan. Weststone is proposing to develop 112 “owner-
occupied” residential condominium project on Lot 4 of the Play Del Norte development
on 2.61 net acres. Weststone consists of a 230,316 s.f. building of condominium
dwellings (four levels) over a parking garage (one level at grade. The 112 condominium
units have been designed to provide one, two and three bedroom plans, ranging from
1,092 to 2,932 square feet. All units will have extensive private outdoor balconies with
views of Tempe Town Lake and each unit will incorporate living and dining areas,
kitchens, laundry facilities, and an option of 2, 2.5, or 3 bathrooms.

The building form is a horseshoe with an opening to the lake. The upper roof is flat
behind parapet. The roof of the garage is a decorative concrete podium courtyard floor
that is overlooked by the four dwelling levels. The south end of the podium breaks away
to an existing recovery well easement. Grand, uncovered staircases on either side of the
well site link the courtyard to the town lake boardwalk.

The architecture of Weststone is modern, elegant and unpretentious. Horizontal balcony
projections predominate but are interrupted regularly with vertical wall planes. The wall
planes are penetrated with interesting, multi-paned residential scale windows. The walls
are finished with an exterior plaster of three earth tones, including a “pumpkin” (red-
brown) body color with two accents (“Savannah Shade” and “Northampton Putty”).
Metal work such as garage screen and chimney caps is painted “Britannia Blue” (blue-
gray). The horizontality of the balconies is enhanced with glass guards that reduce the
thickness of each balcony. The horizontal wall planes are enhanced with chimney
projections that extend above the parapet. Cylindrical forms are positioned like
sentinels, one each at the open ends of the horseshoe. Like the chimneys, these elements
extend above the parapet and lend an interesting skyline to the building.

Mondrian

Mondrian is requesting approval of a Final Planned Area Development, site plan,
building elevations, and landscape plan. Mondrian is a mixed-use project consisting of
842,652 s.f. (including garage) located on Lot 5 on 8.19 net acres. Mondrian is located
immediately east of the proposed Weststone project along the town lake north shore.
Mondrian consists of approximately 491 apartment units and approximately 96
apartment or condominium units. The lower floors also include space allocated for
restaurant and retail use. The dwelling quantities indicated above are approximate to
allow potential dwelling build out in commercial space at the southeast and southwest
building corners, subject to market demand.

The building core is a six level parking garage beginning at grade that resembles a
boomerang in plan. To east, west and southwest of the parking core are three residential
apartment blocks of four and five levels. Each of these blocks is a hollow form
containing a completely enclosed courtyard. Circulation on each dwelling level is
double loaded so interior dwelling units face a courtyard while exterior units face the
lake to south and east or the interior of Playa Del Norte to north and west. On the south
of the parking garage, facing the lake, an apartment/condominium tower of ten
(rectangular block) and twelve (drum at east end) levels is the dominant lake front
element of Playa Del Norte.
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The project will be assembled in three phases. The garage and apartment/condo tower is
phase I, the apartment blocks to the west of the garage are phase II, the apartment block
to the east of the garage, plus freestanding two-story garage and storage units, are phase
II.

The elevations are composed based on the paintings of Piet Mondrian, where a
rectilinear grid of metal and exterior plaster surfaces in black, white, clear aluminum and
gray defines fenestration and occasional small rectangular awnings of primary colors.
The Mondrian theme of grid and color is picked up again in miniature at balcony metal
work of the dwellings. The exterior plaster body color “Respectfully White” and the
accent “Soft Mist” form subtle off-white transitions. The apartment block exterior walls
typically to the top floor have a light brown modular brick veneer (PBY color 14) with
exterior plaster to the parapet. The clubhouse at the main porte cochere is faced with
black granite “Galaxy Black” to accentuate the main west entrance.

Use Permit and Variances

The applicants are requesting a use permit for outdoor dining. Restaurants are a
permitted use in the MG Zoning District. However, outdoor dining areas require a use
permit in the MG Zoning District. The outdoor dining areas are an accessory use to the
restaurants and will provide an additional dining experience for the patrons. They
appear not to be a detriment to the City or surrounding businesses. There are also five
(5) variances requested with this proposal.

* Variance #1 is to waive the required landscape buffer, six (6) feet wide, along the
east and west property lines of Lot 4 and Lot 5. The intent of this requirement is to
provide a buffer and screening for the residential uses. A landscape buffer works
well in a more suburban environment where the intent is to create a separation
between land uses. The goal of the Playa Del Norte is to provide a dynamic urban
environment where uses and users are mixed together.

Variance #2 is to reduce the required on-site landscape area from 30% to 11% of
the net site area for Lot 5. Due to the tight constraints of the site area and the
power line easement, Mondrian (Lot 5) is requesting a variance. Given the
landscaping along the boardwalk of the Town Lake, the landscape surrounding the
other uses of Playa Del Norte and the open space area east of Mondrian, a variance
to decrease the landscape requirement appears not to be detrimental to the
surrounding properties.
Variance #3 is to waive the recreation vehicle (RV) parking spaces required for
Lot 4 and Lot 5. The Zoning Ordinance requires one RV parking space per ten
units. The owners believe that this requirement does not fit with the desired goals
for the Town Lake environment and the urban character design. Therefore, the
owners have determined that recreational vehicle parking is not going to be
needed.
Variance #4 is to reduce the required bicycle parking spaces from 28 to 14 for Lot
2, from 32 to 16 for Lot 3, from 112 to 45 for Lot 4, from 543 to 120 for Lot 5, and
from 72 to 36 for Lot 6. Since the initial submittal, the applicant has revised the
PAD to eliminate the variances requested for Lots 2, 3, and 6. Weststone (Lot 4)
reflects 112 units which would normally require 56 bicycle parking spaces and
Mondrian (Lot 5) would normally require 272 bicycle parking spaces. However,
these sites are located in the ASU commuting area, which requires basically 1
bicycle parking space per residential unit. Therefore, the bicycle parking
requirement for Weststone is 112 spaces and 543 spaces for Mondrian.
® Variance #5 is to reduce the required number of motor vehicle parking spaces from
248 to 224 for Lot 4 (Weststone) and from 1,089 parking spaces to 1,054 parking
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spaces for Lot 5 (Mondrian). Weststone is short 24 required parking spaces. The
elimination of parking spaces appears not to affect the residents of Weststone.
Rather, it will limit the number of potentially available guest spaces. In addition,
there may be cross access parking agreements to allow Weststone visitors to access
parking on adjacent lots. Mondrian is requesting to reduce the required parking by
35 spaces. However, they will be able to use the 186 shared parking spaces
available in the city open space lot. The open space area is located immediately
east of Mondrian. Therefore, with the additional 186 parking spaces, the available
amount of parking for Mondrian is 1240 parking spaces.

Conclusion

This project appears to offer integration live, work, recreation opportunities and provide
ownership and investment of residential, commercial neighborhood shops and services
that will be an asset to the longevity and success of Tempe. The proposed land uses
appear to be compatible with the surrounding properties and will allow for office, retail,
restaurant and residential opportunities. There are variances and a use permit requested
with this application that appear to have no detrimental impacts on surrounding
properties and appears to pass the ordinance test.

The goal of General Plan 2020 and Rio Salado Master Plan is to create the opportunities

. for live, work, and recreate within new development (mixed uses). Lots 4 and 5 would
allow apartment and condominium oriented designs close to employment locations and
entertainment facilities, therefore meeting that goal.

Staff has met with the applicant through the weekly site plan review process. City
Departments had the opportunity to review and add recommendations to the overall
project. The developer has demonstrated their commitment to developing Playa Del
Norte as a high quality mixed use development.

Planning staff recommends approval subject to the attached conditions. To date, no
public concerns have been received.

REASONS FOR
APPROVAL: 1. The overall proposal is consistent with the general guidelines and projected land use
map of General Plan 2020.

2. The requested zoning, MG, appears compatible with adjacent land uses. The
proposed uses for Playa Del Norte are all permitted uses under the MG Zoning
District.

3. The Preliminary PAD and Final PAD’s meet the minimum requirements set by
Ordinance 808 on format and standards.

4. The proposed use permit and variances appear to function in an acceptable manner
as presented by the applicant and should have no detrimental effects on adjacent
properties and appears to pass the ordinance test.
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CONDITIONS OF

APPROVAL FOR

PRELIMINARY PAD
FOR PLAYA DEL NORTE

1.

a.  The Public Works Department shall approve all roadway, alley, and utility easement dedications,
driveways, storm water retention, and street drainage plans, water and sewer construction drawings,
refuse pickup, and off-site improvements.

b.  Off-site improvements to bring roadways to current standards include:

(1) Water lines and fire hydrants

(2) Sewer lines

(3) Storm drains.

(4) Roadway improvements including street lights, curb, gutter, bikepath, sidewalk, bus shelter,
and related amenities.

c.  Fees to be paid with the development of this project include:

(1) Water and sewer development fees.
(2) Water and/or sewer participation charges.
(3) Inspection and testing fees.

a.  All street dedications shall be made within six (6) months of Redevelopment Review Commission
approval. '

b.  Public improvements must be installed prior to the issuance of any occupancy permits. Any phasing
shall be approved by the Public Works Department.

c. All new and existing, as well as on-site and off-site, utility lines (other than transmission lines) shall
be placed underground prior to the issuance of an occupancy permit for this (re)development in
accordance with the Code of the City of Tempe - Section 25.120.

The owner(s) shall provide a continuing care condition, covenant and restriction for all of the project's
landscaping, required by Ordinance or located in any common area on site. The CC&R's shall be in a form
satisfactory to the Development Services Manager and City Attorney.

A valid building permit shall be obtained and substantial construction commenced within on or before
January 15, 2005 or the variance(s) and use permit(s) shall be deemed null and void.

A building permit shall be obtained and substantial construction commenced on or before January 15,
2006 or the zoning shall revert to that in place at the time of application, subject to a public hearing.

No variances shall be created by future property lines without the prior approval of the City of Tempe.

The applicant shall comply with all applicable state and federal laws regarding archeological artifacts on
this site.

The Preliminary PAD Playa Del Norte mixed use development and the Final PAD for Lots 1, 4, and 5 shall
be put into proper engineered format with appropriate signature blanks and recorded with the Maricopa
County Recorder’s Office through the City of Tempe’s Development Services Department on or before
January 15, 2004. '

The Preliminary Planned Area Development and Final PAD for Lots 1, 4, and 5 shall be recorded prior to
issuance of building permits.
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10.  For developments adjacent to the Rio Salado Town Lake, no improvements shown on this document shall
be in conflict with City of Tempe Ordinance No. 808.9312 relating to flood control access zones unless
specifically approved by the Flood Control District of Maricopa County (FCDMC). Nor shall any
improvements adversely impact on or adjacent to FCDMC Levee Improvements. Construction activity on
or adjacent to FCDMC facilities requires a permit from that agency.

11. The Final Subdivision Plat shall be recorded prior to the issuance of building permits, and shall show cross
access to be maintained throughout this site over the driving aisles. No changes or modifications to the
driving aisles will be allowed without the prior approval of the Engineering Department

12. Prior to City Council approval, the Final Subdivision Plat shall indicate a public utility easement 20 foot
wide adjacent to the eastern boundary of Lot 5.

13. Prior to City Council approval, the applicant will provide to the City all information required to process the
Subordinate Development Agreements for the developers of Lots 1, 4, and 5.

14. Prior to the issuance of building permits for Lot 3 and Lot 4, the applicant will provide to the City
documentation that the Bureau of Land Management (BLM) patent restriction has been removed from Lot
3 and Lot 4. (The patent restriction prohibits residential on BLM property).

15. Any intensification or expansion of the use shall require the applicant to return to the Redevelopment
Review Commission or City Council for further review.

16.  Developer shall resolve final details of Flood Control access along the entire south edge of the property,
along the top of the levy, prior to issuance of a building permit. '

17. Details of fire prevention, fire access, emergency water supply issues, and fire truck loading shall be
resolved with the Fire Department prior to issuance of building permits.

18.  The applicant shall resolve all lighting and security details with the Planning and Police Department staff
prior to the issuance of a building permit.

CONDITIONS OF

APPROVAL FOR

IN-N-OUT BURGER

FINAL PAD:

1. a.  The Public Works Department shall approve all roadway, alley, and utility easement dedications,

driveways, storm water retention, and street drainage plans, water and sewer construction drawings,
refuse pickup, and off-site improvements.
b.  Off-site improvements to bring roadways to current standards include:
(1) Water lines and fire hydrants
(2) Sewer lines
(3) Storm drains.
(4) Roadway improvements including street lights, curb, gutter, bikepath, sidewalk, bus shelter,
and related amenities.
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10.

11.

12.

13.

c.  Fees to be paid with the development of this project include:
(1) Water and sewer development fees.
(2) Water and/or sewer participation charges.
(3) Inspection and testing fees.

a.  All street dedications shall be made within six (6) months of Redevelopment Review Commission
approval.

b.  Public improvements must be installed prior to the issuance of any occupancy permits. Any phasing
shall be approved by the Public Works Department.

c. All new and existing, as well as on-site and off-site, utility lines (other than transmission lines) shall
be placed underground prior to the issuance of an occupancy permit for this (re)development in
accordance with the Code of the City of Tempe - Section 25.120.

The owner(s) shall provide a continuing care condition, covenant and restriction for all of the project's
landscaping, required by Ordinance or located in any common area on site. The CC&R's shall be in a form
satisfactory to the Development Services Manager and City Attorney.

A valid building permit shall be obtained and substantial construction commenced on or before January
15, 2005 or the use permit shall be deemed null and void.

A building permit shall be obtained and substantial construction commenced on or before January 15,
2006 or the zoning shall revert to that in place at the time of application, subject to a public hearing

No variances shall be created by future property lines without the prior approval of the City of Tempe.

The applicant shall comply with all applicable state and federal laws regarding archeological artifacts on
this site.

The Final Planned Area Development for In-N-Out Burger (Lot 1) shall be put into proper engineered
format with appropriate signature blanks and recorded with the Maricopa County Recorder’s Office
through the City of Tempe’s Development Services Department on or before January 15, 2005.

The Final Planned Area Development for In-N-Out Burger (Lot 1) shall be recorded prior to issuance of
building permits.

Prior to City Council approval, the applicant will provide to the City all information required to process the
Subordinate Development Agreements for the developer of Lot 1.

Any intensification or expansion of the use shall require the applicant to return to the Redevelopment
Review Commission or City Council for further review.

Developer shall resolve final details of Flood Control access along the entire south edge of the property,
along the top of the levy, prior to issuance of building permits.

For developments adjacent to the Rio Salado Town Lake, no improvements shown on this document shall
be in conflict with City of Tempe Ordinance No. 808.9312 relating to flood control access zones unless
specifically approved by the Flood Control District of Maricopa County (FCDMC). Nor shall any
improvements adversely impact on or adjacent to FCDMC Levee Improvements. Construction activity on
or adjacent to FCDMC facilities requires a permit from that agency.
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14.

15.

16.

17.

18.

Design Review Conditions and Development Standards

Your drawings must be submitted to the Development Services Building Safety Division for building
permit by January 15, 2005, or Redevelopment Review Commission approval will expire.

Verify all comments pertaining to In-N-Out Burger by the Public Works Department (engineering, land
services, environmental, traffic, transit, refuse and water/wastewater), Development Services Department
(building safety and planning/Crime Prevention Though Environmental Design), and Fire Department
given on the Preliminary Site Plan Reviews dated March 14, 2003, September 5, 2003 and October 24,
2003. Any comments which result in changes which affect Redevelopment review Commission approval
of this project shall be reviewed and approved by staff prior to issuance of building permits.

Prior to receipt of certificate of occupancy, the Owner shall contact the Crime Prevention Unit of the Police
Department (480-858-6330) to be included in the “Operation Notification” crime prevention program.

If questions arise regarding fire issues, contact Jim Walker of the Tempe Fire Department (480-350-8341)

prior to building plan check submittal. Be prepared to discuss and resolve issues including the following:

a.  Maintain 45°-0” turning radius and 20’-0” wide fire lane throughout site.

b.  Locate fire hydrants to ensure all portions of the first floor of the buildings are within 150’-0” of a
hydrant.

¢.  Tempe Fire Department locates fire department connection (FDC) on main entry side of building.
Submit civil and landscape site plans with the automatic fire sprinkler plans to verify placement of
FDC.

If questions arise regarding water conservation issues, contact Pete Smith of Water Resources (480-350-
2668) prior to submittal for building review. If a Water Conservation Report is required for landscape
water and/or domestic water use for this project, the report would be included with the Building Safety
submittal for construction permit. Report forms and example are available from Pete Smith or from the
Building Safety Division.

Note: The City of Tempe Zoning Ordinance can be accessed through www.tempe.gov/tdsi/planning/ord808,
or purchased at Development Services.

Standard City of Tempe details may be accessed from the Engineering Division, Public Works Department
or on their web site, www.tempe.gov/engineering.

Tempe Standard “DS” Details for refuse may be obtained from the Development Services Counter.

Details to be submitted and approved by staff prior to issuance of building permits

SITE PLAN

19.

20.

Do not install retention basin within 10°-0” of a property line facing Scottsdale Road, Playa Del Norte
Drive, or the Loop 202 on-ramp drive, in accordance with the Rio Salado Overlay District requirement.
Overall, retention basins shall not occupy more than 2/3 of a landscaped on-site street frontage.

At the west of the parking row north of the building, provide a landscape island that is the full length of the
parking spaces and is at least 120 square foot in area.
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21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

Modify the west dining plaza to add a planting area for the additional tree required in the LANDSCAPE
section below.

Coordinate modifications to building and paving “footprints” on architectural, civil, MPE, photometric and
landscape plans prepared for building submittal.

Coordinate concrete unit pavers at driveway to Playa Del Norte with Tempe standard driveway detail T-
320. Layout to be approved by Transportation and Planning staff during the building plan check process.

Locate all freestanding and building mount security lights so that they do not conflict with proposed tree
locations. Provide minimum 20’-0” horizontal separation (or make separation as determined by Planning sta
in special cases) between light fixture and tree trunk.

Provide standard vehicle, accessible vehicle and bicycle parking in quantity required for the proposed
building. Fully dimension parking spaces, aisles and landscape islands on the site plan. Parking spaces
shall meet or exceed the following minimum guidelines:

a.  Individual vehicle parking spaces shall measure 8’-6” wide by 18°-0” long or 16°-0” long with a 2’-
0” overhang (staff recommends the 16” + 2’ option). The overhang shall not encroach into a required
landscape area or required walkway width. If they do encroach, widen landscape or walkway areas
by 2°-0”.

b.  Extend dead end drive aisles minimum 3’-0” past the last vehicle parking space to allow the vehicle
in this space to maneuver backward into the aisle and then drive forward out of the aisle.

¢.  Individual bicycle parking spaces shall measure 2’-0” by 6°-0”. Provide parking racks and spacing pe
Standard Detail T-578

d.  Accessible vehicle parking shall comply with the Americans with Disabilities Act of 1990 (42
U.S.C.A. §12101 ET SEQ.) and the Code of Federal Regulations Implementing The Act (28 C.F.R.,
Part 36, Appendix A, Sections 4.1 and 4.6).

Provide integral color for concrete pedestrian walkways and dining plazas on site. Verify that surfaces
proposed are fully accessible per the A.D.A. and U.B.C. chapter 11.

Provide reduced pressure back flow prevention device(s) (RPBP), each at separate dedicated landscape wate
meter and at domestic water meter. Do not cross connect domestic and landscape water supply lines. Staff
recommends separate meters for landscape and domestic water use. Alternatively, if landscape water is
supplied from a domestic water meter, provide a separate RPBP at head of landscape water supply. To limit
water pressure loss to landscape irrigation, configure the supply branch so landscape water does not go throu
both the domestic and the landscape RPBP’s.

Enclose backflow prevention assemblies for water supply protection in pre-manufactured, pre-finished,
lockable cages (one assembly per cage). If backflow prevention or similar device is for a 3” or greater water
line, delete cage and provide screen wall per Standard Detail T-214.

Transformer boxes, meter panels, electrical and other utility equipment shall be finished in a neutral color
and material that compliments the color scheme of the building. Include color sample for review during
building plan check process.

Do not install razor wire, barbed wire, chain link fencing or similar barrier material in this project area,
except as a temporary construction barricade that is removed prior to certificate of occupancy.
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31.

Planning staff shall review the outlying wall details during building plan check process. Parking screen
walls are required along Scottsdale Road, Playa Del Norte Drive and the 202 on-ramp drive. These screen
walls shall be minimum 3’-0” and maximum 4’-0” tall as measured from adjacent Scottsdale and Playa Del
Norte top of curb or adjacent parking paving, whichever is higher. The 202 on ramp curb shall not be used
as a height marker. The screen walls may be exposed masonry, matching the “Sienna Brown” of the base
of the building. Alternatively, finish the screen walls with exterior plaster (all sides and edges) and one of
the building colors. Any retaining walls and walls over 6°-0” in height will require structural calculations
and details for review as part of the building plan check process.

BUILDING ELEVATIONS

32.

33.

34.

35.

36.

37.

38.

39.

40.

Indicate roof height with the base point as follows: the base point is measured from the top of existing curb
front and center of the property on Playa Del Norte Drive.

Do not secure a permanent roof access ladder to the building exterior. If a fixed roof access is necessary,
provide roof access ladder inside the building.

Locate the electrical service entrance inside the building, as indicated.

The colors and materials shall have a light reflectance value of 75 percent or less. Specific colors and
materials submitted for consideration with this project have Planning staff approval. Submit any additions
or modifications for review during building plan check process. Approved colors shall be field verified by
the Inspection staff during construction of the building.

Screen exterior mechanical equipment from surrounding public view by an integral architectural feature of
the elevation; avoid individual roof mounted screens which are readily identified as such; screens for
ground mounted equipment shall be integrally designed into the elevation and not have a “tacked-on”
appearance. A screen shall meet or exceed the height of the equipment it screens on all sides. Verify
height of equipment and mounting base to ensure that screen height is adequate.

Roof drainage system consisting of internal roof drains is acceptable, as indicated by the submittal.
Through wall roof overflow scuppers are not indicated but are also acceptable provided their layout is
coordinated with the building elevation and site landscape design. Incorporate any surface mount electrical
or incidental equipment attachment where exposed on exterior elevations so that the architecture is
enhanced by these elements. Provide detail layout of surface mount equipment and wall penetrations for
review during building submittal process.

Indicate locations of lighting and addressing on the building. Detail lighting and addressing to enhance the
architecture. No exposed conduit is allowed on the elevations or freestanding walls. Provide details of
lighting and addressing mounting assemblies for review during building submittal process.

Coordinate building pians and elevations with locations of proposed trees, shrubs and vines in order to
avoid conflicts between plant material at mature size and address signs located on building elevations and
freestanding signs.

Comply with 1994 UBC security code requirements and applicable security provisions of Building Code
Directive # 29 (this leaflet is available from Building Safety staff. Below are door/window hardware and
general security notes collected from the preliminary site plan review comments:

a.  Dead bolt locks with strike plate cover guards required on all exterior doors.
b.  Lock and lift out protection required on operable windows.
c.  Door strike plates: minimum four screws with each screw minimum 2-1/2” long.
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d.  Provide security 6” square window at west service door from kitchen. Glazing shall be laminated
glass or high strength plastic (“Lexan” or equal). Wire glass is not allowed. Mount center of
window along door centerline at 63” above door sill. Security 6” square windows are waived at
service entrance section closet.

e. Staff recommends no gates at refuse enclosure; gates (if provided) will require 6” square vision
portals and additional lighting.
f. Design exterior entry columns and fins so that the width of the feature does not prevent visibility of

the area immediately around the feature.

g.  Staff recommends a closed circuit television system with off-site monitoring capability. If C.C.T.V.is
provided, coordinate external camera and equipment placement with design and materials of building
elevations.

h.  Provide ADA approved locks for dressing rooms. Provide lock with key bypass.

Lights in restrooms shall have 50 percent night light capability and shall be key or remote controlled

(no toggle switch available to users).

ot +

LIGHTING

41.

42.
43.
44.

45.
46.

47.

All exterior lighting fixtures in this proposal shall fulfill the following:

a.  be a full cutoff design, directed down and screened away from adjacent properties;

b.  be of a design to minimize glare; light trespass and intrusiveness and promote managed lighting
distribution;

be vandal resistant, incorporating vandal resistant lenses;

be provided with a seal that is designed to resist rain, dust and insect contamination within the fixture
housing;

be provided with a house side shield if necessary to minimize light trespass to adjacent property;
conform to the requirements of the Dark Sky Ordinance;

be separated from trees as outlined in SITE PLAN above;

Be approved by Planning staff. Verify the minimum lighting requirements with staff as the use relates
to risk factors for the site. A copy of cut sheets for light fixtures shall be submitted and marked as to
which information and data applies to the specific luminary, including the lamp manufacturer.

o

T oo

Security lighting required with this proposal, including that for the entry areas of the building, other
lighting mounted on the building and pole-mounted lighting shall be illuminated from dusk to dawn
utilizing a photocell sensor.

_ Pedestrian doors and refuse gates (the latter are not recommended), shall be illuminated from dusk to dawn

with a minimum of 5.0 foot-candles of light at finish grade to 6’-0” above finish grade, with a radius of not
less than 15°-0” from the center of the entrance.

Area under northwest building tower and all around the tower column shall be illuminated from dusk to
dawn with a minimum of 3.0 foot-candles of light from dusk to dawn, at finish grade to 6’-0” above finish
grade.

Uncovered parking spaces shall be illuminated from dusk to dawn with a minimum of 2.0 foot-candles from
finish grade to 6’-0” above finish grade.

Parking lot drive aisles shall be illuminated from dusk to dawn with a minimum of 1.0 foot-candle of light
from finish grade to 6’-0” above finish grade.

Exterior pedestrian walkways and adjacent landscape areas within 20°-0”, parking lot landscape areas and
surface retention areas shall be illuminated from dusk to dawn with a minimum of 0.5 foot-candle of light
from grade to 6’-0” above finish grade.
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48.

49.

50.

51.

52.

Refuse area shall be illuminated from dusk to dawn with a minimum of 2.0 foot-candles of light from finish
grade to 6’-0” above finish grade.

Secondary lighting may be required to supplement the primary security lighting due to design elements and
landscape conflicts, in order to meet the minimum lighting criteria.

High-pressure sodium lamps are authorized for this site, however metal halide is preferred. The required
light loss factor is 0.68 for metal halide lamps and 0.72 for high-pressure sodium lamps.

Revise light levels of the photometric plan where needed following the conditions above. Also, provide a
square grid of light levels on a final landscape plan. The landscape image (including light fixture
locations) shall be fifty percent screened so it reads as background. The point to point light levels shall be
calculated at grid intervals of not more than 10°-0” square at ground level and may also be required at 6’-0”
above finish grade.

The photometric plan submitted during the building plan check process shall include a statement indicating
that no equipment substitutions shall be installed without prior approval of the City. Where the construction
documents indicate more than one specified manufacturer per site, a photometric calculation from each
manufacturer specified will be required.

LANDSCAPE

53.

54.

55.

56.

57.

58.

Locate a canopy tree at the west outdoor dining plaza to provide seasonal shade for this plaza. Provide
canopy tree of minimum 48” box container size at installation. Provide a planting area of at least 120
square foot and of minimum 8’-0” width for this tree.

Note original locations and species of any existing native and “protected” trees and other plants that exist
in the way of the proposed development. Move, preserve in place, or demolish native or “protected” trees
and plants per State of Arizona Agricultural Department standards. Where removal of a native or
“protected” tree or plant is required for this development, file Notice of Intent to Clear Land with the
Agricultural Department (602-542-7182).

Indicate existing on-site or frontage landscape to remain (if any) and identify by species. Make provision in
the landscape documents to protect and maintain the existing, remaining landscape during construction.
Prune the existing trees, treat for insects and disease, and guy for upright growth as required. Where an
existing tree indicated to remain dies or shows probability of dying, replace with a tree of minimum 24" box
size at installation. Replacement shrubs shall be minimum 5 gallon size and replacement groundcovers shal
be minimum one gallon size at installation. Replacement trees and plants may match existing in species or
may be an approved alternate.

Provide temporary watering system to existing landscape (if any) indicated to remain without interruption
until the permanent automatic irrigation system for the site is installed and operational.

Include requirement in landscape construction documents to pull asphalt and construction debris out of
planting areas.

Predominant street tree along Scottsdale Road shall be African sumac. At least 75 percent of the required
street trees along Scottsdale Road shall be African sumac, following the designated street tree
requirement. Provide quantity of trees along Scottsdale Road equivalent to one tree per 25 lineal feet of
street frontage. Clustering of trees is encouraged.
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59. Coordinate landscape for the retention basins with the Civil Engineer. The grass filter around the drywell
may be waived if the dry well is an approved dual chamber device. Keep rip rap indicated on the grading
and drainage plan out of required area (length of parking space and 120 s.f.) of landscape islands.

60. Indicate the location of all exterior light fixtures on the landscape (and photometric) plans. Avoid conflicts
with lights in order to maintain illumination levels for exterior lighting.

61. Verify conformance to the following Rio Salado Overlay District landscape requirements (Sec. 2-1605) in th
landscape plan:
a.  Ungrassed landscape area overall shall have a minimum of 30 percent mature canopy vegetative
cover. Canopy cover may include tree, shrub and plant ground cover spread.
b.  Minimum tree installation size shall be 15 gallon.
c.  Required landscape area shall be at least 20 percent of the ground floor area of the building.

62. Follow these mature plant height guidelines when preparing the construction landscape plan.

a.  Mature plant height (except trees) shall not exceed 2’-0” when planted within 6’-0” of pedestrian or
vehicle paving or within 21°-0” of the outside of an exterior door, gate or within a sight visibility
triangle.

b.  Mature plant height (except trees) outside of the areas described above shall not exceed 3°-0” within
12°-0” of pedestrian or vehicle paving.

c.  Plants with tall center stalks or a skeletal growth habit that can easily be seen through are exempt
from requirements of (a.) and (b.) above, subject to agreement of Planning staff.

63. Correctly indicate sight vision triangles (speed limit for Playa Del Norte Drive is needed) at driveway on
the construction landscape plan. Consult “Corner Sight Distance” leaflet, available from Development
Services Counter or from John Brusky in Transportation (480-350-8219) if needed.

64. Provide decomposed granite of 2” uniform depth throughout the site and frontage. Do not introduce any
loose river run rock or similar sized stone landscape material to site unless it is pressed 2/3 into a concrete
substrate or otherwise secured. Staff recommends concrete splash blocks rather than rock below overflow
scuppers and downspouts.

SIGNAGE
65. Provide details of address signs for review during building plan check process.

66. Obtain separate sign permit prior to installation of any proposed directional and identification signs.
Separate Design Review and Board of Adjustment (variance) processing may be required if proposed signs
are over area or otherwise do not conform to the zoning ordinance.

67. No exposed conduits or raceways are allowed for any sign illumination.

68. Display address signage as follows:

a. The location of address signs shall be subject to approval by the Planning/ Design Review staff. The
10/24/03 Site Plan Review markup indicates one address sign on the north, south and west
elevations. If property is addressed from Playa Del Norte Drive, then delete west facing sign and add
east facing sign to facade.

(1) Mount address signs in a permanent stationary and durable manner.

(2) Address signs shall be visible at all times from public access to the property and shall remain
unobstructed by trees, vines, or anything that would hide the numeral.

(3) No other number or letter shall be affixed to the building that might be mistaken for the number
assigned to the building.
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b.  Address numbers shall be of contrasting color to the background to which they are attached
(minimum 50 percent contrast).

¢.  Address numbers shall be illuminated, from dusk to dawn, by a wall-mount light that is either direct,

back, halo type, or as allowed by Planning staff.

Address number height shall be 12”.

Address number shall be mounted at no less than 15°-0” in height.

f. Utility meters shall utilize a minimum 1” character height to indicate the number for the meter in
accordance with the Tempe electrical code and utility company standards.

o o

CONDITIONS OF
APPROVAL FOR
WESTSTONE FINAL PAD:

1. a. The Public Works Department shall approve all roadway, alley, and utility easement dedications,
driveways, storm water retention, and street drainage plans, water and sewer construction drawings,
refuse pickup, and off-site improvements.

b.  Off-site improvements to bring roadways to current standards include:
(1) Water lines and fire hydrants
(2) Sewer lines
(3) Storm drains.
(4) Roadway improvements including street lights, curb, gutter, bikepath, sidewalk, bus shelter,
and related amenities.
c.  Fees to be paid with the development of this project include:
(1) Water and sewer development fees.
(2) Water and/or sewer participation charges.
(3) Inspection and testing fees.

2. a All street dedications shall be made within six (6) months of Redevelopment Review Commission
approval.
b.  Public improvements must be installed prior to the issuance of any occupancy permits. Any phasing
shall be approved by the Public Works Department.
c.  All new and existing, as well as on-site and off-site, utility lines (other than transmission lines) shall
be placed underground prior to the issuance of an occupancy permit for this (re)development in
accordance with the Code of the City of Tempe - Section 25.120.

3. The owner(s) shall provide a continuing care condition, covenant and restriction for all of the project's
landscaping, required by Ordinance or located in any common area on site. The CC&R's shall be in a form
satisfactory to the Development Services Manager and City Attorney.

4. A valid building permit shall be obtained and substantial construction commenced on or before January
15, 2005 or the variance(s) shall be deemed null and void.

5. A building permit shall be obtained and substantial construction commenced on or before January 15,
2006 or the zoning shall revert to that in place at the time of application, subject to a public hearing.

6.  No variances shall be created by future property lines without the prior approval of the City of Tempe.

7. The applicant shall comply with all applicable state and federal laws regarding archeological artifacts on
this site.

8.  The Final Planned Area Development for Weststone (Lot 4) shall be put into proper engineered format
with appropriate signature blanks and recorded with the Maricopa County Recorder’s Office through the
City of Tempe’s Development Services Department on or before January 15, 2005.
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10.

11.

12.

13.

14.

The Final Planned Area Development for Weststone (Lot 4) shall be recorded prior to issuance of building
permits.

Prior to City Council approval, the applicant will provide to the City all information required to process the
Subordinate Development Agreements for the developer of Lot 4.

Any intensification or expansion of the use shall require the applicant to return to the Redevelopment
Review Commission or City Council for further review.

The noise emanating from the outside dining or speakers shall not exceed Tempe City Noise Code.

Developer shall resolve final details of Flood Control access along the entire south edge of the property,
along the top of the levy, prior to issuance of building permits.

For developments adjacent to the Rio Salado Town Lake, no improvements shown on this document shall
be in conflict with City of Tempe Ordinance No. 808.9312 relating to flood control access zones unless
specifically approved by the Flood Control District of Maricopa County (FCDMC). Nor shall any
improvements adversely impact on or adjacent to FCDMC Levee Improvements. Construction activity on
or adjacent to FCDMC facilities requires a permit from that agency.

Design Review Conditions and Development Standards

GENERAL

15.

16.

17.

18.

19.

Your drawings must be submitted to the Development Services Building Safety Division for building
permit by January 15,2004, or Redevelopment Review Commission approval will expire.

Verify all comments pertaining to Weststone by the Public Works Department (engineering, land services
environmental, traffic, transit, refuse and water/wastewater), Development Services Department (building
safety and planning/Crime Prevention Though Environmental Design), and Fire Department given on the
Preliminary Site Plan Reviews dated March 14, 2003, September 5, 2003 and October 24, 2003. Any
comments which result in changes which affect Redevelopment review Commission approval of this
project shall be reviewed and approved by staff prior to issuance of building permits.

3

Prior to receipt of certificate of occupancy, the Owner shall contact the Crime Prevention Unit of the Police
Department (480-858-6330) to be included in the “Operation Notification” crime prevention program.

Provide radio amplification equipment for emergency communication in the building. Contact Mike
Lindsey of Communications Division (480-350-8836) if questions arise regarding performance
requirements, etc. for this equipment.

If questions arise regarding fire issues, contact Jim Walker of the Tempe Fire Department (480-350-8341)

prior to building plan check submittal. Be prepared to discuss and resolve issues including the following:

a. Locate fire hydrants to ensure all portions of the first floor of the building is within 150°-0” of a
hydrant.

b.  Tempe Fire Department locates fire department connection (FDC) on main entry side of building.
Submit civil and landscape site plans with the automatic fire sprinkler plans to verify placement of
FDC.
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20. Site refuse collection issues are not resolved. Contact Ron Lopinski, Sanitation representative (480-350-
8132) to redesign site layout prior to submittal for building review. Issues may include (may not be limited
to) the following:

a.  Refuse collection inside parking garage.

b.  Maintain 45°-0” outside turning radius for maneuvering refuse vehicle to refuse container;
minimize length of back up; provide forward exit from the site.

c.  Provide refuse container pad and bollards per Standard Details DS-118 for compactor and DS-116 for
standard container (details are available through Development Services). Provide approach angle of
no more than 27 degrees from the drive path.

d.  Verify required quantity refuse containers for this site.

e.  Staff recommends no gates in front of the refuse container. If gates are provided, place 6” square
vision portals in gates, illuminate gates same as a pedestrian entrance, and coordinate gate open times
with Sanitation Division.

21.  If questions arise regarding water conservation issues, contact Pete Smith of Water Resources (480-350-
2668) prior to submittal for building review. If a Water Conservation Report is required for landscape
water and/or domestic water use for this project, the report would be included with the Building Safety
submittal for construction permit. Report forms and example are available from Pete Smith or from the
Building Safety Division.

Note: The City of Tempe Zoning Ordinance can be accessed through www.tempe.gov/tdsi/planning/ord808,
or purchased at Development Services.

Standard City of Tempe details may be accessed from the Engineering Division, Public Works Department
or on their web site, www.tempe.gov/engineering.

Tempe Standard “DS” Details for refuse may be obtained from the Development Services Counter.
Details to be submitted and approved by staff prior to issuance of building permits.

SITE PLAN

22.  Coordinate modifications to building and paving “footprints” on architectural, civil, MPE, photometric and
landscape plans prepared for building submittal. ‘

23.  Fence panels for the top of the well site barrier, as indicated in the submittal perspective, shall be
composed of steel vertical pickets. Do not use chain link, razor wire or similar material. Steel vertical
picket panels shall be minimum 6’-0” high. Maintain maximum 4” clear opening between pickets. Provide
pickets of size to resist bending. Secure pickets together with top and bottom rails. Paint panels “Britannia
Blue” as indicated. Pedestrian gates shall meet or exceed the height of the fence panels OR may be a
standard height if a fence “transom” panel caps the gate. Gates may require emergency exit and entrance
capability. Approval of gate width, lock and gate hardware shall be by Building Safety and Fire
Departments. Provide elevations and details of fence, gate and masonry pilasters and lower masonry
retaining walls around well site for review during building plan check process. Any retaining walls and
walls and pilasters over 6°-0” in height will require structural calculations and details for review as part of
the building plan check process

24. Vehicle gates at garage entrances shall be reviewed and approved Planning, Traffic Engineering, Building
Safety, Fire, and Sanitation staff prior to issuance of building permits. Design criteria include the

following:
a. Gates in open position shall have minimum clear width of 20°-0” or as determined by the Fire
Department.
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25.

26.

27.

28.

29.

30.

b.  Gates for vehicle access control that do not have an accompanying fence or wall barrier are not bound
by a minimum height restriction, however, if the gate also is to provide pedestrian access control,
provide suitable mesh or vertical picket design in conjunction with adjacent fence or wall that inhibits
climbing and go-around.

c.  Provide Opticom device on an automatically controlled gate.

d. Conform to “Gates for Vehicular Access Control Memorandum”. Verify this will be allowed for
west gate only (Shelly Seyler, Transportation, 480-350-8219). Verify 80’-0” stacking distance
between resident automatic gate open activator and sidewalk. Verify vehicle turnaround in front of

gate.
e.  Discuss schedule for gate open hours with the Fire and Sanitation Departments.
f. See LIGHTING section below for general illumination and automatic gate open activator

illumination requirements.

Provide multi-use path per Tempe Standard Detail T-656 that occurs at the west property line. Dedicate
easement for the portion of multi-use path that occurs on Weststone property. Coordinate completion of
the adjacent off-site portion of the multi-use path with the Playa del Norte master developer so the path is
ready for use when the existing pedestrian/bicycle link from the east sidewalk of Scottsdale Road is
removed.

Coordinate concrete unit pavers at driveways connecting Playa del Norte Drive to Weststone with Tempe
standard driveway detail T-320. Layout to be approved by Transportation and Planning staff durmg the
building plan check process.

Locate all freestanding and building mount security lights so that they do not conflict with proposed tree
locations. Provide minimum 20°-0” horizontal separation (or make separation as determined by Planning sta
in special cases) between light fixture and tree trunk.

Provide standard vehicle, accessible vehicle and bicycle parking in quantity required for the proposed
building. Fully dimension parking spaces, aisles and landscape islands on the garage plan. Parking spaces
shall meet or exceed the following minimum guidelines:

a.  Individual vehicle parking spaces shall measure 8’-6” wide by 18°-0” long or 16’-0” long with a 2’-
0” overhang (staff recommends the 16’ + 2’ option). The overhang shall not encroach into a required
walkway width. If they do encroach, widen walkway areas by 2°-0".

b.  Extend dead end drive aisles minimum 3°-0” past the last vehicle parking space to allow the vehicle
in this space to maneuver backward into the aisle and then drive forward out of the aisle.

c.  Individual bicycle parking spaces shall measure 2°-0” by 6’-0”. Provide parking racks and spacing pe
Standard Detail T-578. If rack spacing is expanded to 48”, one rack can be made to serve two bike
parking spaces.

d.  Accessible vehicle parking shall comply with the Americans with Disabilities Act of 1990 (42
U.S.C.A. §12101 ET SEQ.) and the Code of Federal Regulations Implementing The Act (28 C.F.R.,
Part 36, Appendix A, Sections 4.1 and 4.6).

Provide integral color, design, scored concrete and similar upgraded paving surfaces for pedestrian walkway
stairs and the courtyard podium on site, as indicated. Coordinate concrete color and finish for the multi-use
path on site with the overall path design. Verify that surfaces proposed are fully accessible per the A.D.A. a
U.B.C. Chapter 11.

Provide reduced pressure back flow prevention device(s) (RPBP), each at separate dedicated landscape wate
meters and at domestic water meter. Do not cross connect domestic and landscape water supply lines. If an

part of landscape water is supplied from a domestic water meter, provide a separate RPBP at head of landsca
water supply. To limit water pressure loss to landscape irrigation, configure the supply branch so landscape

water does not go through both the domestic and the landscape RPBP’s.
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31. Enclose backflow prevention assemblies for water supply protection in pre-manufactured, pre-finished,
lockable cages (one assembly per cage). If backflow prevention or similar device is for a 3” or greater water
line, delete cage and provide screen wall per Tempe Standard Detail T-214,

32. Transformer boxes, meter panels, electrical and other utility equipment shall be finished in a neutral color
and material that compliments the color scheme of the building. Include color sample(s) for review during
building plan check process.

33. Planning staff shall review the outlying wall details and finishes during building plan check process. Any
retaining walls and walls or fence over 6’-0” in height will require structural calculations and details for
review as part of the building plan check process.

BUILDING ELEVATIONS

34. Indicate roof height with the base point as follows: the base point is measured from the top of existing curb
front and center of the property on Playa del Norte Drive.

35.  Provide an internal roof access (stair, ladder, etc.) inside the building.
36. Locate the electrical service main equipment inside the building.

37.  The colors and materials shall have a light reflectance value of 75 percent or less. Specific colors and
materials submitted for consideration with this project have Planning staff approval. Submit any additions
or modifications for review during building plan check process.

38. Provide a materials sample wall on site including the exposed metal screen and color and the exterior
plaster textures and colors.

39.  Screen exterior mechanical equipment from surrounding public view by an integral architectural feature of
the elevation; avoid individual roof mounted screens which are readily identified as such; screens for
ground mounted equipment shall be integrally designed into the elevation and not have a “tacked-on”
appearance. A screen shall meet or exceed the height of the equipment it screens on all sides. Verify
height of equipment and mounting base to ensure that screen height is adequate.

40. Design metal garage screen panels to inhibit climbing.

41. Roof drainage system consisting of internal roof drains is acceptable, as indicated by the submittal. Roof
drains and overflows shall be completely internalized on the main roof of Weststone. Incorporate any
surface mount electrical or incidental equipment attachment where exposed on exterior elevations so that
the architecture is enhanced by these elements. Provide detail layout of surface mount equipment and wall
penetrations for review during building submittal process.

42. Indicate locations of lighting and addressing on the building. Detail lighting and addressing to enhance the
architecture. No exposed conduit is allowed on the elevations or freestanding walls. Provide details of .
lighting and addressing mounting assemblies for review during building submittal process.

43. Coordinate building plans and elevations with locations of proposed trees, shrubs and vines in order to
avoid conflicts between plant material at mature size and address signs located on building elevations and
freestanding signs.
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44. Comply with 1994 UBC security code requirements and applicable security provisions of Building Code
Directive # 29 (this leaflet is available from Building Safety staff). Below are door/window hardware and
general security notes collected from the preliminary site plan review comments:

ope o

™

Divided pane windows are acceptable for windows above grade.

Dead bolt locks with strike plate cover guards required on all exterior doors.

Charlie bar required on sliding doors of dwelling units.

Lock and lift out protection required on operable windows of dwelling units.

Two wide angle viewers are required per exterior “blind” dwelling unit door. Viewers are waived if
doors are glazed or are accompanied by glazed sidelights. At blind entrances, mount viewers along
centerline of door at 60” and 36” above finish floor.

Door strike plates: minimum four screws with each screw minimum 2-1/2” long.

Exterior service doors shall have a minimum 6 square laminated glass or high strength plastic
(Lexan, etc.) security window centered and mounted at no greater than 63" from the bottom of the
door to the center of the glazing. Security 6” square windows are required at public storage rooms at
fitness rooms or similar rooms used by residents and staff. Security 6” square windows are waived at
typically uninhabited machine or equipment rooms such as service entrance sections, fire risers or
roof ladder rooms.

Staff recommends no gates at refuse enclosure; maintain visual surveillance to refuse containers;
gates will require 6” square vision portals and additional lighting.

Design exterior entry columns so that the width of the column does not prevent visibility of the area
immediately around the column.

Staff recommends a closed circuit television system with off-site monitoring capability. If C.C.T.V. s
provided, coordinate external camera and equipment placement with design and materials of building
elevations.

Provide ADA approved locks for any single user restrooms or dressing rooms. Provide lock with key
bypass.

Lights in multiple use public restrooms adjacent to fitness center shall have 50 percent night light
capability and shall be keyed or remote controlled (no toggle switch available to users)

LIGHTING

45.  All exterior light fixtures of this project shall fulfill the following guidelines:

a.

&0

be a full cutoff design, directed down and screened away from adjacent dwellings and properties—
provide house side shields;

be of a design to minimize glare, light trespass and intrusiveness and promote managed light
distribution;

be vandal resistant, incorporating vandal resistant lenses;

be provided with a seal that will resist rain, dust and insect contamination;

conform to the requirements of the Dark Sky Ordinance (maximum 50 watt incandescent and
maximum 9 watt fluorescent are allowed as up lights on walls or in unshielded fixtures);

separate trees from lights on property (at least 20°-0” trunk to light—Tless if specifically allowed by
Planning staff—see SITE PLAN above) so landscape does not obscure light as it matures;

46. Submit cut sheets for light fixtures during the building plan check process. Mark specific information and
data that applies to the light fixture selected. Verify the minimum lighting requirements with Planning
staff as the use relates to risk factors for the site.

47. Security lighting required with this proposal, including free-standing lighting and lighting mounted on the
buildings shall be illuminated from dusk to dawn utilizing photocell sensors.
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48.

49.

50.

51.

52.

53.

54.

55.

56.

57.

58.

59.

Place gang mailboxes (if proposed north of building, in courtyard, etc.) within 10°-0” of a security light.
Mailbox shall be illuminated from dusk to dawn with a minimum of 5.0 foot-candles of light at finish grade
to 6°-0” above finish grade, with a radius of not less than 20°-0” from the center of the mailbox.

Building entrances and pedestrian gates (including service/refuse gates, if any) shall be illuminated from
dusk to dawn with a minimum of 5.0 foot-candles of light at finish grade to 6’-0” above finish grade, with a
radius of not less than 15°-0” from the center of the entrance.

Vehicle access control gates shall be illuminated from dusk to dawn with a minimum of 1.0 foot-candle of
light along the gate length. Additionally, the remote automatic gate open activator shall be illuminated
from dusk to dawn with a minimum of 5.0 foot-candles of light at finish grade to 6°-0” above finish grade,
with a radius of not less than 15°-0” from the center of the gate activator.

Parking garage shall be illuminated in daytime with a minimum of 10.0 foot-candles of light. Garage shall b
illuminated from dusk to dawn with a minimum of 4.0 foot-candles of light. Garage shall be illuminated 24
hours. Measure light at finish grade to 6’-0” above finish grade. Paint garage interior with white paint of hi
reflectivity, as indicated. Transitional lighting is required at garage entrance.

Drives into garage shall be illuminated from dusk to dawn with a minimum of 2.0 foot-candles from finish
grade to 6°-0” above finish grade.

Exterior bike parking spaces shall be illuminated from dusk to dawn with a minimum of 2.0 foot-candles fro
finish grade to 6’-0” above finish grade.

The stairs from the courtyard podium to the boardwalk shall be illuminated from dusk to dawn with a
minimum of 2.0 foot-candles of light from grade to 6’-0” above finish grade.

The courtyard podium, exterior pedestrian walkways and adjacent landscape areas within 20°-0”, parking lo
landscape areas and surface retention areas shall be illuminated from dusk to dawn with a minimum of 0.5
foot-candle of light from grade to 6’-0” above finish grade.

Exterior refuse area without gates shall be illuminated from dusk to dawn with a minimum of 2.0 foot-
candles of light from finish grade to 6’-0” above finish grade. If gates are provided, they shall be
illuminated same as any other pedestrian gate or building entrance.

Metal Halide lamps are authorized for this site, however high-pressure sodium is preferred to soften light
for residents. The required light loss factor is 0.68 for metal halide lamps and 0.72 for high-pressure
sodium lamps. o

Submit a photometric calculation of continuous (not instantaneous) light levels for exterior security
lighting. Provide a square grid of light levels on the approved landscape plan. The landscape plan image
(including light fixture locations) shall be fifty percent screened so it reads as background. The point to
point light levels shall be calculated at grid intervals of not more than 10°-0” square at grade and may also
be required at 6°-0” above finish grade.

The photometric plan submitted during the building plan check process shall include a statement indicating
that no equipment substitutions shall be installed without prior approval of the City. Where the
construction documents indicate more than one specified manufacturer per site, a photometric calculation
from each manufacturer specified will be required.
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LANDSCAPE

60.

61.

62.

63.

64.

65.

66.

67.

Verify location and type of landscape materials proposed within recovery well easement with the agency
that operates the well site.

Indicate existing landscape to remain within or adjacent to project area, including at well site, boardwalk, an
lakeside, and identify by species. Make provision in the landscape documents to protect and maintain the
existing, remaining landscape during construction. Prune the existing trees, treat for insects and disease, and
guy for upright growth as required. Where an existing tree indicated to remain dies or shows probability of
dying, replace with a tree of approximate size of existing specimen. Replacement shrubs shall be minimum
gallon size at installation. Replacement groundcovers shall be one gallon size at installation. Replacement
trees and plants may match existing in species or may be an approved alternate.

Provide temporary watering system to existing landscape indicated to remain without interruption until the
permanent automatic landscape watering system for the project area is installed and operational.

Include requirement in landscape construction documents to pull construction debris out of planting areas.
Indicate exterior light locations (building and freestanding) on construction landscape plan.

Follow these mature plant height guidelines when preparing the construction landscape plan.

a.  Mature plant height (except trees) shall not exceed 2°-0” when planted within 6’-0” of pedestrian or
vehicle paving or within 21°-0” of the outside of an exterior door, pedestrian gate or within a sight
visibility triangle.

b.  Mature plant height (except trees) outside of the areas described above shall not exceed 3’-0” within
12’-0” of pedestrian or vehicle paving.

c.  Plants with tall center stalks or a skeletal growth habit that can easily be seen through are exempt
from requirements of (a.) and (b.) above, subject to agreement of Planning staff.

Indicate sight vision triangles (speed limit for Playa del Norte and traffic circle needed) at driveways on the
construction landscape plan. Consult “Corner Sight Distance” leaflet, available from Development
Services Counter or from John Brusky in Transportation (480-350-8219) if needed.

- Provide decomposed granite of 2 uniform depth throughout the site and frontage. Do not introduce any

loose river run rock or similar sized stone landscape material to site unless it is pressed 2/3 into a concrete
substrate or otherwise secured.

SIGNAGE

68.

69.

70.

Obtain separate sign permit prior to installation of any proposed directional and identification signs.
Separate Design Review Board and Board of Adjustment (variance) processing may be required if
proposed signs are over area or otherwise do not conform to the zoning ordinance.

No exposed conduits or raceways are allowed for any sign illumination.

Display address signage as follows. The location of address signs shall be subject to approval by Planning

staff.

a. Provide building 12 address signs consisting of individual mount metal reverse pan channel
characters, located between 15°-0” and 22’-0” above base of building, two each on the north, east
and west elevations of the building, near the corners of the building, and one each of the projecting
ends of the south elevation. These signs shall be halo lit to accent the residential character of
Weststone.
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Provide one building 12” address sign of vinyl characters or similar on glass (back lit), located on

the transom above the main building entrance to Weststone, on the north elevation.

Provide 4” high dwelling unit address signs on or directly above each front door. Illumination for

these signs is part of the general illumination of the door.

All building address signs shall conform to the following:

(1) Mount address signs in a permanent stationary and durable manner.

(2) Address signs shall be visible at all times from the property and shall remain unobstructed
by trees, vines, or anything that would hide the sign.

(3) Do not affix a number or letter to the building that might be mistaken for the address assigned to
the building.

(4)  Address shall be of minimum 50 percent contrast to the background to which it is attached.

(5) Any proposed modification to address illumination type indicated above shall be subject to
negotiation with Planning staff.

(6)  Utility meters shall utilize a minimum 1” number height in accordance with the Tempe electrical
code and utility company standards

Provide a directory sign outside the main building entrance. Each directory shall depict the building

and entrances, floors, courtyard, parking, street and lake. Conform to the following guidelines OR

supply an alternate design. The directory display shall be subject to Planning staff approval.

(1)  Directory shall utilize contrasting colors having a 70 percent contrast factor.

(2) Directory shall be properly oriented with respect to the viewer, and include a red dot with a red
arrow, with the words, "YOU ARE HERE" affixed to the appropriate location on the sign.

(3) Directory shall be internally illuminated from dusk to dawn with a security light.

(4) Directory location is subject to approval by Planning staff. Landscape islands, pedestrian
circulation and safety shall not be compromised as a result of the placement of each directory.

(5) Directory shall be weather resistant and have vandal resistant glazing to minimize criminal
damage.

Provide one address sign on the upper roof of Weststone.

(1)  Orient sign to be read from the north.

(2) Sign shall include street address number in 6’-0” high characters on one line and street name in
3’-0” high characters on a second line immediately below the first.

(3)  Sign shall be high contrast, either black characters on a light roof or white characters on a
black field that is painted on the roof.

(4) Roof address shall not be illuminated.

CONDITIONS OF
APPROVAL FOR
MONDRIAN FINAL PAD:

1.

The Public Works Department shall approve all roadway, alley, and utility easement dedications,

driveways, storm water retention, and street drainage plans, water and sewer construction drawings,

refuse pickup, and off-site improvements.

Off-site improvements to bring roadways to current standards include:

(1) Water lines and fire hydrants

(2) Sewer lines

(3) Storm drains.

(4) Roadway improvements including street lights, curb, gutter, bikepath, sidewalk, bus shelter,
and related amenities.
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10.

11.

12.

13.

c.  Fees to be paid with the development of this project include:
(1) Water and sewer development fees.
(2) Water and/or sewer participation charges.
(3) Inspection and testing fees.

a. All street dedications shall be made within six (6) months of Redevelopment Review Commission
approval.

b.  Public improvements must be installed prior to the issuance of any occupancy permits. Any phasing
shall be approved by the Public Works Department.

c.  All new and existing, as well as on-site and off-site, utility lines (other than transmission lines) shall
be placed underground prior to the issuance of an occupancy permit for this (re)development in
accordance with the Code of the City of Tempe - Section 25.120.

The owner(s) shall provide a continuing care condition, covenant and restriction for all of the project's
landscaping, required by Ordinance or located in any common area on site. The CC&R's shall be in a form
satisfactory to the Development Services Manager and City Attorney.

A valid building permit shall be obtained and substantial construction commenced on or before January
15, 2005 or the variance(s) shall be deemed null and void.

A building permit shall be obtained and substantial construction commenced on or before January 15,
2006 or the zoning shall revert to that in place at the time of application, subject to a public hearing

No variances shall be created by future property lines without the prior approval of the City of Tempe.

The applicant shall comply with all applicable state and federal laws regarding archeological artifacts on
this site.

The Final Planned Area Development for Mondrian (Lot 5) shall be put into prdper engineered format with
appropriate signature blanks and recorded with the Maricopa County Recorder’s Office through the City of
Tempe’s Development Services Department on or before January 15, 2005.

The Final Planned Area Development for Mondrian (Lot 5) shall be recorded prior to issuance of building
permits.

Prior to City Council approval, the applicant will provide to the City all information required to process the
Subordinate Development Agreements for the developer of Lot 5.

Any intensification or expansion of the use shall require the applicant to return to the Redevelopment
Review Commission or City Council for further review.

Developer shall resolve final details of Flood Control access along the entire south edge of the property,
along the top of the levy, prior to issuance of building permits.

For developments adjacent to the Rio Salado Town Lake, no improvements shown on this document shall
be in conflict with City of Tempe Ordinance No. 808.9312 relating to flood control access zones unless
specifically approved by the Flood Control District of Maricopa County (FCDMC). Nor shall any
improvements adversely impact on or adjacent to FCDMC Levee Improvements. Construction activity on
or adjacent to FCDMC facilities requires a permit from that agency.
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Design Review Conditions and Development Standards

GENERAL

14.  Your drawings must be submitted to the Development Services Building Safety Division for building
permit by January 15, 2005, or Redevelopment Review Commission approval will expire.

15. Verify all comments pertaining to Mondrian by the Public Works Department (engineering, land services,
environmental, traffic, transit, refuse and water/wastewater), Development Services Department (building
safety and planning/Crime Prevention Though Environmental Design), and Fire Department given on the
Preliminary Site Plan Reviews dated March 14, 2003, September 5, 2003 and October 24, 2003. Any
comments which result in changes which affect Redevelopment review Commission approval of this
project shall be reviewed and approved by staff prior to issuance of building permits.

16. The Owner is required to prepare a security plan for Mondrian with the Police Department. The architect
should be involved to verify any modification that would require construction permit revisions. The
security plan, among other issues, must address the Planning staff 10/24/03 Site Plan Review commentary
regarding the layout of the public elevator vestibule in the parking garage levels. To avoid revisions to
permitted construction documents (and related construction change orders), initial meetings with the Police
Department regarding the security plan are recommended before the construction permits are issued. Ata
minimum, the Owner shall contact Officer Roger Austin of the Police Department (480-858-6341) to begin
security plan process approximately eight weeks prior to receipt of certificate of occupancy. In conjunction
with the security plan, Crime Free Multi-Housing Status for this property will be required. If required prior
to receipt of Certificate of Occupancy, owner shall have management contact the Crime Prevention Unit of
the Police Department (480-858-6330) to be included in the “Operation Notification” crime prevention
program

17.  Provide radio amplification equipment for emergency communication in the building. Coordinate radio
amplification requirements with each phase of construction. Contact Mike Lindsey of Communications
Division (480-350-8836) if questions arise regarding performance requirements, etc. for this equipment.

18.  If questions arise regarding fire issues, contact Jim Walker of the Tempe Fire Department (480-350-8341)
prior to building plan check submittal. Be prepared to discuss and resolve issues including the following:

a.  Locate fire hydrants to ensure all portions of the first floor of each phase of the building is within
150°’-0” of a hydrant.

b.  Tempe Fire Department locates fire department connection (FDC) on main entry side of building.
Submit civil and landscape site plans with the automatic fire sprinkler plans to verify placement of
FDC.

19. Site refuse collection issues are not resolved. Contact Ron Lopinski, Sanitation representative (480-350-
8132) to redesign site layout prior to submittal for building review. Issues may include (may not be limited
to) the following:

a. Refuse collection inside parking garage.

b.  Maintain 45°-0” outside turning radius for maneuvering refuse vehicle to refuse container;
minimize length of back up; provide forward exit from the site.

¢.  Provide refuse container pad and bollards per Standard Details DS-118 for compactor, DS-117 for
restaurant and DS-116 for standard container (details are available through Development Services).
Provide approach angle of no more than 27 degrees from the drive path.

d.  Verify required quantity of refuse containers for this site.
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e. Staff recommends no gates in front of the refuse container. If gates are provided, place 6” square
vision portals in gates, illuminate gates same as a pedestrian entrance, and coordinate gate open times
with Sanitation Division.

20. If questions arise regarding water conservation issues, contact Pete Smith of Water Resources (480-350-
2668) prior to submittal for building review. If a Water Conservation Report is required for landscape
water and/or domestic water use for this project, the report would be included with the Building Safety
submittal for construction permit. Report forms and example are available from Pete Smith or from the
Building Safety Division.

Note: The City of Tempe Zoning Ordinance can be accessed through www.tempe.gov/tdsi/planning/ord808,
or purchased at Development Services.

Standard City of Tempe details may be accessed from the Engineering Division, Public Works Department
or on their web site, www.tempe.gov/engineering.

Tempe Standard “DS” Details for refuse may be obtained from the Development Services Counter.
Details to be submitted and approved by staff prior to issuance of building permits.

SITE PLAN

21.  Coordinate building and paving “footprints” on architectural, civil, Mechanical/Electrical/ Plumbing,
photometric and landscape plans prepared for building submittal.

22. Provide elevations and details of fence, walls, and gates at well site and elsewhere on the Mondrian site.
Fence panels shall be minimum 6°-0” in height and shall be steel vertical picket or another design that
inhibits climbing. The Mondrian grid motif (balconies, etc.) is not suitable for access control because it is
climbable. If a steel vertical picket fence panel is used, maintain maximum 4” clear opening between
pickets. Provide pickets of size to resist bending. Allow points of pickets to extend above top rail. Secure
pickets together with top and bottom rails. Arrange design to avoid foot or hand holds. Provide no more
than 2” between bottom of pickets and underlying surface (such as paving or a concrete curb). Ensure
emergency egress and ingress requirements are met.

23.  Provide elevations and details of fence/gate barriers for review during building plan check process. An
. alternate fence and gate panel design to the vertical picket design described above may be considered and
approved by Planning/ Design Review staff if the alternate design demonstrates resistance to climbing,
visual surveillance capability and is otherwise not a detriment to users (too hot to touch, etc.). Any
retaining walls and walls and pilasters over 6°-0” in height will require structural calculations and details
for review as part of the building plan check process

24. Comply with the following design guidelines for vehicle gates:

a. Gates for vehicle access control that do not have an accompanying fence or wall barrier are not
bound by a minimum height restriction.

Vehicle gates shall have a minimum clear open width of 20°-0”.

c. Vehicle gates will require emergency entrance capability. Approval of lock and gate hardware shall
be by Fire Department. Automatically operated vehicle gates will require an Opticom device.
Manually operated vehicle gates (if any) will require 2 Knox box.

d. At vehicle gates adjacent to Playa Del Norte Drive at the north of the site, provide vehicle
turnaround in front of gate and 80’-0 vehicle stack distance between street/drive aisle and gate OR
verify with Transportation staff (Shelly Seyler 480-350-8219) if the current site vehicle entrance
layout allows these requirements to be waived.

e. See LIGHTING section below for general illumination requirements.
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25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

Provide integral color, design, scored concrete and similar upgraded paving surfaces for pedestrian walkway
exterior stairs and the paved surfaces of courtyards. Verify that surfaces proposed are fully accessible per th
A.D.A. and UB.C. Chapter 11.

Provide an accessible walkway from the traffic circle at Playa Del Norte drive to the main entrance of
Mondrian. Allow the concrete paving surface to read through the intersecting drive aisles.

Coordinate concrete unit pavers at driveway connecting Playa Del Norte Drive to Mondrian with Tempe
standard driveway detail T-320. Layout to be approved by Transportation and Planning staff during the
building plan check process.

Locate all freestanding and building mount security lights so that they do not conflict with proposed tree
locations. Provide minimum 20’-0” horizontal separation (or make separation as determined by Planning sta
in special cases) between light fixture and tree trunk.

Indicate the locations and quantity of bicycle parking spaces on the site plan. Indicate layout of the
individual bike spaces on the plans. Each bike space shall be accessible from a paved surface. Provide
dispersed locations for bike parking. Bike parking shall be adjacent to activity areas and shall be open so th
parking is easily viewable.

Provide standard vehicle, accessible vehicle and bicycle parking in quantity required for the proposed
building. Fully dimension parking spaces, aisles and landscape islands on the site and building floor plans.
Parking spaces shall meet or exceed the following minimum guidelines:

a. Individual vehicle parking spaces shall measure 8’-6” wide by 18°’-0” long or 16°-0” long with a 2°-
0” overhang (staff recommends the 16’ + 2’ option). The overhang shall not encroach into a required
landscape or walkway width. If they do encroach, widen landscape or walkway areas by 2°-0”.

b.  Extend dead end drive aisles minimum 3°-0” past the last vehicle parking space to allow the vehicle
in this space to maneuver backward into the aisle and then drive forward out of the aisle.

c. Individual bicycle parking spaces shall measure 2°-0” by 6’-0”. Provide parking racks and spacing pe
Standard Detail T-578. If rack spacing is expanded to 48”, one rack can be made to serve two bike
parking spaces.

d.  Accessible vehicle parking shall comply with the Americans with Disabilities Act of 1990 (42
U.S.C.A. §12101 ET SEQ.) and the Code of Federal Regulations Implementing The Act (28 C.F.R,,
Part 36, Appendix A, Sections 4.1 and 4.6).

Provide reduced pressure back flow prevention device(s) (RPBP), each at separate dedicated landscape wate
meters and at domestic water meter. Do not cross connect domestic and landscape water supply lines. If an
part of landscape water is supplied from a domestic water meter, provide a separate RPBP at head of landsca
water supply. To limit water pressure loss to landscape irrigation, configure the supply branch so landscape
water does not go through both the domestic and the landscape RPBP’s.

Enclose backflow prevention assemblies for water supply protection in pre-manufactured, pre-finished,
lockable cages (one assembly per cage). If backflow prevention or similar device is for a 3” or greater water
line, delete cage and provide screen wall per Tempe Standard Detail T-214.

Transformer boxes, meter panels, electrical and other utility equipment shall be finished in a neutral color
and material that compliments the color scheme of the building. Include color sample(s) for review during
building plan check process.

Planning staff shall review the outlying wall details during building plan check process. Parking screen
walls are required along Playa Del Norte Drive. These screen walls shall be minimum 3’-0” and maximum
4°-0” tall as measured from adjacent Playa Del Norte top of curb or adjacent parking paving, whichever is
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higher. The screen walls may be exposed masonry, matching the Phoenix Brick “PBY Color 14” of the
building. Alternatively, finish the screen walls with exterior plaster (all sides and edges) and the body
building color, “Respectfully White”. Any retaining walls and walls or fence over 6’-0” in height will
require structural calculations and details for review as part of the building plan check process

BUILDING ELEVATIONS

35.

36.

37.

38.

39.

40.

41.

42

43.

45.

Provide elevations and roof plans of the two story storage/garage buildings that are located north and
northwest of the main building. Incorporate a modular brick veneer wainscot on these buildings that
matches the brick of the main building. Alternately, veneer building walls entirely of modular brick.
Design the roof layout and materials with the understanding that the roof will be viewed from above.

Remove the arches where they occur above building entrances (these are out of character with the
Mondrian theme).

Indicate roof height with the base point as follows: the base point is measured from the top of existing curb
front and center of the property on Playa Del Norte Drive.

Provide an internal roof access (stair, ladder) inside the building to the upper roofs. Do not mount a
permanent ladder to any building elevation. Internal roof access is waived at the two story garage/storage
buildings.

Locate electrical service entrance sections inside the building. Minor S.E.S. cabinets may be concealed in a
elevation alcove, subject to review and approval of detail layout of alcove by Planning staff during the
building plan check process.

The colors and materials shall have a light reflectance value of 75 percent or less. Specific colors and
materials submitted for consideration with this project have Planning staff approval. Submit any additions
or modifications for review during building plan check process.

Provide a materials sample wall on site including the exposed metal balcony railing and roof metal work
and color, exterior plaster texture and colors as well as masonry and granite veneers.

Screen exterior mechanical equipment from surrounding public view by an integral architectural feature of
the elevation; avoid individual roof mounted screens which are readily identified as such; screens for
ground mounted equipment shall be integrally designed into the elevation and not have a “tacked-on”
appearance. A screen shall meet or exceed the height of the equipment it screens on all sides. Verify
height of equipment and mounting base to ensure that screen height is adequate.
Staff recommends (does not require) a parapet system for the apartment/condominium tower that would
allow a cellular provider to incorporate and/or conceal antenna within the architecture of the building.

Roof drainage system consisting of internal roof drains is acceptable, as indicated by the submittal.
Through-wall roof overflow scuppers are not indicated but are also acceptable on the two story
storage/garage buildings provided their layout is coordinated with the building elevation and site landscape
design. Roof drains and overflows shall be completely internalized on the main roofs of the building.
Incorporate any surface mount electrical or incidental equipment attachment where exposed on exterior
elevations so that the architecture is enhanced by these elements. Provide detail layout of surface mount
equipment and wall penetrations for review during building submittal process

Indicate locations of lighting and addressing on the building. Detail lighting and addressing to enhance the
architecture. No exposed conduit is allowed on the elevations or freestanding walls. Provide details of
lighting and addressing mounting assemblies for review during building submittal process.
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46. Coordinate building plans and elevations with locations of proposed trees, shrubs and vines in order to
avoid conflicts between plant material at mature size and address signs located on building elevations and
freestanding signs.

47. Comply with 1994 UBC security code requirements and applicable security provisions of Building Code
Directive # 29 (this leaflet is available from Building Safety staff). Below are door/window hardware and
general security notes collected from the preliminary site plan review comments:

a.

o e o

Divided pane windows are acceptable for windows on other than ground floor and at the entrance.
Avoid divided pane windows that are accessible from grade where these are hidden and can be easily
broken into. If divided panes are required at reachable windows due to design considerations,
provide laminated glass or another glazing system that will defeat break-ins.

Dead bolt locks with strike plate cover guards required on all exterior doors.

Charlie bar required on sliding doors of dwelling units.

Lock and lift out protection required on operable windows of dwelling units.

Two wide angle viewers are required per exterior “blind” dwelling unit door. Viewers are waived if
doors are glazed or are accompanied by glazed sidelights. At blind entrances, mount viewers along
centerline of door at 60” and 36” above finish floor.

Door strike plates: minimum four screws with each screw minimum 2-1/2” long.

Exterior service doors shall have a minimum 6” square laminated glass or high strength plastic
(Lexan, etc.) security window centered and mounted at no greater than 63" from the bottom of the
door to the center of the glazing. Security 6” square windows are required at public storage rooms at
fitness rooms or similar rooms used by residents and staff. Security 6” square windows are waived at
typically uninhabited machine or equipment rooms such as service entrance sections, fire risers or
roof ladder rooms.

Staff recommends no gates at refuse enclosure; maintain visual surveillance to refuse containers;
gates will require 6” square vision portals and additional lighting.

Staff recommends a closed circuit television system with off-site monitoring capability. If C.C.T.V. is
provided, coordinate external camera and equipment placement with design and materials of building
elevations.

Provide ADA approved locks for any single user restrooms or dressing rooms. Provide lock with key
bypass.

Lights in multiple use public restrooms shall have 50 percent night light capability and shall be keyed
or remote controlled (no toggle switch available to users).

LIGHTING

48.  All exterior light fixtures of this project shall fulfill the following guidelines:

a.

a0

be a full cutoff design, directed down and screened away from adjacent dwellings and properties—
provide house side shields;

be of a design to minimize glare, light trespass and intrusiveness and promote managed light
distribution;

be vandal resistant, incorporating vandal resistant lenses;

be provided with a seal that will resist rain, dust and insect contamination;

conform to the requirements of the Dark Sky Ordinance (maximum 50 watt incandescent and
maximum 9 watt fluorescent are allowed as up lights on walls or in unshielded fixtures);

separate trees from lights on property (at least 20°-0 trunk to light—Iless if specifically allowed by
Planning staff—see SITE PLAN above) so landscape does not obscure light as it matures;

49. Submit cut sheets for light fixtures during the building plan check process. Mark specific information and
data that applies to the light fixture selected. Verify the minimum lighting requirements with Planning
staff as the use relates to risk factors for the site.
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50.

51.

52.

53.

54.

55.

56.

57.

58.

59.

60.

61.

62.

63.

Security lighting required with this proposal, including free-standing lighting and lighting mounted on the
buildings shall be illuminated from dusk to dawn utilizing photocell sensors.

Place each gang mailbox (if proposed outside) within 10’-0” of a security light. Each mailbox shall be
illuminated from dusk to dawn with a minimum of 5.0 foot-candles of light at finish grade to 6’-0” above
finish grade, with a radius of not less than 20°-0” from the center of the mailbox.

Building entrances including individual garage doors, pedestrian gates, and refuse enclosure gates, if
proposed, shall be illuminated from dusk to dawn with a minimum of 5.0 foot-candles of light at finish
floor to 6°-0” above finish floor, with a radius of not less than 15°-0” from the center of the entrance.

Exterior exposed stair structures that comprise building exits including stairwells, landings and under the
lower landing shall be illuminated with a minimum of 5.0 foot-candles of light at finish floor to 6’-0”
above finish floor.

Breezeways shall be illuminated from dusk to dawn with a minimum of 4.0 foot-candles of light at finish
floor to 6’-0” above finish floor. Transitional lighting will be required at entrances to breezeway corridors.

Loading areas for restaurant and retail spaces shall be illuminated from dusk to dawn with a minimum of
3.0 foot-candles of light at finish grade to 6’-0” above finish grade.

Exteridr, uncovered parking spaces shall be illuminated from dusk to dawn with a minimum of 2.0 foot-cand
from finish grade to 6’-0” above finish grade.

Exterior drive aisles shall be illuminated from dusk to dawn with a minimum of 1.0 foot-candle of light
from finish grade to 6’-0 above finish grade.

Vehicle access control gates shall be illuminated from dusk to dawn with a minimum of 1.0 foot-candle of
light along the gate length. Additionally, the remote automatic gate open activator shall be illuminated
from dusk to dawn with a minimum of 5.0 foot-candles of light at finish grade to 6’-0” above finish grade,
with a radius of not less than 15°-0” from the center of the gate activator. If any vehicular gate is manually
controlled, provide 5 foot-candles of light along the entire length of the gate.

Parking garage shall be illuminated in daytime with a minimum of 10.0 foot-candles of light. Garage shall b
illuminated from dusk to dawn with a minimum of 4.0 foot-candles of light. Garage shall be illuminated 24
hours. Measure light at finish grade to 6’-0” above finish grade. Paint garage interior with white paint of hi
reflectivity, as indicated. Transitional lighting is required at garage entrance.

Drives into garage shall be illuminated from dusk to dawn with a minimum of 2.0 foot-candles from finish
grade to 6°-0” above finish grade. '

Exterior bike parking spaces shall be illuminated from dusk to dawn with a minimum of 2.0 foot-candles fro
finish grade to 6°-0” above finish grade.

Stairs (if any) that connect this site to the lake side boardwalk shall be illuminated from dusk to dawn with a
minimum of 2.0 foot-candles of light from grade to 6’-0” above finish grade.

The courtyards, exterior pedestrian walkways and adjacent landscape areas within 20°-0”, parking lot
landscape areas and surface retention areas shall be illuminated from dusk to dawn with a minimum of 0.5
foot-candle of light from grade to 6’-0” above finish grade.
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65.

66.

67.

Exterior refuse area without gates shall be illuminated from dusk to dawn with a minimum of 2.0 foot-
candles of light from finish grade to 6’-0” above finish grade. If gates are provided, they shall be
illuminated same as any other pedestrian gate or building entrance.

Metal Halide lamps are authorized for this site, however high-pressure sodium is preferred to soften light
for residents. The required light loss factor is 0.68 for metal halide lamps and 0.72 for high-pressure
sodium lamps.

Submit a photometric calculation of continuous (not instantaneous) light levels for exterior security
lighting. Provide a square grid of light levels on the approved landscape plan. The landscape plan image
(including light fixture locations) shall be fifty percent screened so it reads as background. The point to
point light levels shall be calculated at grid intervals of not more than 10°-0” square at grade and may also
be required at 6’-0” above finish grade.

The photometric plan submitted during the building plan check process shall include a statement indicating
that no equipment substitutions shall be installed without prior approval of the City. Where the
construction documents indicate more than one specified manufacturer per site, a photometric calculation
from each manufacturer specified will be required.

LANDSCAPE

68.

69.

70.

71.

72.

73.

74.

75.

Verify location and type of landscape materials proposed within recovery well easement with the agency
that operates the well site.

Indicate existing landscape to remain within or adjacent to project area, including at well site, boardwalk, an
lakeside, and identify by species. Make provision in the landscape documents to protect and maintain the
existing, remaining landscape during construction. Prune the existing trees, treat for insects and disease, and
guy for upright growth as required. Where an existing tree indicated to remain dies or shows probability of
dying, replace with a tree of approximate size of existing specimen. Replacement shrubs shall be minimum
gallon size at installation. Replacement groundcovers shall be one gallon size at installation. Replacement
trees and plants may match existing in species or may be an approved alternate.

Provide temporary watering system to existing landscape indicated to remain without interruption until the
permanent automatic landscape watering system for the project area is installed and operational.

At Mondrian parking/entry area, Phoenix Date Palm will be allowed as a canopy tree in required parking lot
landscape islands. Provide minimum 25°-0” high brown trunk Phoenix Date Palms. Select palms of uniform
size. Trunks shall be diamond-cut.

Verify each required island is at least 120 square foot in area and is the full length of the parking space.
Provide one tree and minimum five groundcovers in each island. Provide required landscape islands in the
following locations: . ‘
a. At the south side of the porte cochere adjacent to the main entrance.

b. At the east of the parking row on the north of the building.

c. North of the double loaded one story individual parking garage building.

Provide a tree in the landscape island indicated east of the refuse enclosure.
Include requirement in landscape construction documents to pull construction debris out of planting areas.

Indicate exterior light locations (building and freestanding) on construction landscape plan.
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76. Follow these mature plant height guidelines when preparing the construction landscape plan.

a.  Mature plant height (except trees) shall not exceed 2°-0” when planted within 6’-0” of pedestrian or
vehicle paving or within 21°-0” of the outside of an exterior door, pedestrian gate or within a sight
visibility triangle.

b.  Mature plant height (except trees) outside of the areas described above shall not exceed 3’-0” within
12°-0” of pedestrian or vehicle paving.

¢.  Plants with tall center stalks or a skeletal growth habit that can easily be seen through are exempt
from requirements of (a.) and (b.) above, subject to agreement of Planning staff.

77. Indicate sight vision triangles (speed limit for Playa Del Norte and traffic circle needed) at driveways on
the construction landscape plan. Consult “Comer Sight Distance” leaflet, available from Development
Services Counter or from John Brusky in Transportation (480-350-8219) if needed.

78. Provide decomposed granite of 2” uniform depth throughout the site and frontage. Do not introduce any
loose river run rock or similar sized stone landscape material to site unless it is pressed 2/3 into a concrete
substrate or otherwise secured.

SIGNAGE

79. Obtain separate sign permit prior to installation of any proposed directional and identification signs.
Separate Design Review Board and Board of Adjustment (variance) processing may be required if
proposed signs are over area or otherwise do not conform to the zoning ordinance.

80. No exposed conduits or raceways are allowed for any sign illumination.

81. Display address signage as follows. The location of address signs shall be subject to approval by Planning
staff.

a.  Provide building 12” address signs consisting of individual mount metal reverse pan channel
characters, located between 15°-0” and 22°-0” above base of building, at least two each on the north,
east, west and south elevations of the building, near the corners of the building. These signs shall be
halo lit to accent the residential character of Mondrian. Additional building address locations may
be required by Planning staff during the building plan check process.

b.  Provide one building 12” address sign of vinyl characters or similar on glass (back lit), located at the
main building entrance to Mondrian under the porte cochere.

¢.  Provide 4” high dwelling unit address signs on or directly above each front door. Illumination for
these signs is part of the general illumination of the door.

d.  All building address signs shall conform to the following:

(1) Mount address signs in a permanent stationary and durable manner.

(2) Address signs shall be visible at all times from the property and shall remain unobstructed
by trees, vines, or anything that would hide the sign.

(3) Do not affix a number or letter to the building that might be mistaken for the address assigned to
the building.

(4)  Address shall be of minimum 50 percent contrast to the background to which it is attached.

(5) Any proposed modification to address illumination type indicated above shall be subject to
negotiation with Planning staff.

(6)  Utility meters shall utilize a minimum 1” number height in accordance with the Tempe electrical
code and utility company standards

e.  Provide one directory sign under the porte cochere. Each directory shall depict the building and
entrances, floors, courtyard, parking, street and lake. Conform to the following guidelines OR supply
an alternate design. The directory display shall be subject to Planning staff approval.

(1) Directory shall utilize contrasting colors having a 70 percent contrast factor.
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Directory shall be properly oriented with respect to the viewer, and include a red dot with a red
arrow, with the words, "YOU ARE HERE" affixed to the appropriate location on the sign.
Directory shall be internally illuminated from dusk to dawn with a security light.

Directory location is subject to approval by Planning staff. Landscape islands, pedestrian
circulation and safety shall not be compromised as a result of the placement of each directory.
Directory shall be weather resistant and have vandal resistant glazing to minimize criminal
damage.

f. Provide one address sign on the ten story condominium tower roof of Mondrian.

0y
€))

(€))
C))

Orient sign to be read from the north.

Sign shall include street address number in 6’-0” high characters on one line and street name in
3’-0” high characters on a second line immediately below the first.

Sign shall be high contrast, either black characters on a light roof or white characters on a
black field that is painted on the roof.

Roof address shall not be illuminated.
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Playa del Norte
Applicant’s Letter of Intent

Playa del Norte LLC and the City of Tempe (the “Applicants™) are proposing to redevelop
approximately 22 acres located at the southeast corner of Rural Road and Rio Salado Parkway in
Tempe, Arizona (the “Site”). Specifically, the Site is bordered by Red Mountain Freeway/Loop
202 on the north, Rural Road on the west and the Tempe Town Lake on the south and east sides.
The Applicants envision this development as a mixed-use retail/ commercial/ residential
development that will combine exciting residential, retail and office opportunities along the north
bank of the Tempe Town Lake. The development will be called Playa del Norte (“Playa”).

Planning Context

This Site is located on the north bank of the Tempe Town Lake. The current City of Tempe
(“City”) General Plan classifies the Site as Mixed Use. The proposed General Plan 2030 also
envisions this area as Mixed Use. According to General Plan 2030, the Mixed Use District is
designed to accommodate land uses with a mixture of residential and commercial uses. The
Mixed Use category encourages creatively designed developments that create a living
environment, reflective of a “village” concept, in which there is the opportunity to live, work and
recreate in the same development. This Site is consistent with the current City General Plan and
the proposed 2030 General Plan. In addition, this Site is exactly the type of project envisioned
by a mixed-use development. The Applicants are proposing urban residential units, both for sale
and rental, along with commercial office employment opportunities, assorted retail shops and an
open space park for recreation.

The Site is currently zoned Industrial-1 (I-1), Industrial 2 (I-2), and Planned Neighborhood
Commercial Center 1 (PCC-1). The Applicants propose to rezone the Site to Multi Use General
(MG). The MG District permits a wide variety of uses including retail, hotels, parking garages,

office, restaurants and theaters. The proposed uses for Site are all permitted uses under the MG
District.

Site Area

The Site consists of approximately 22.775 net acres, comprising Lots 1 thfoug_ﬁ 6, and 2.26 acres
of right of way as shown on the attached Final Plat of Playa Del Norte. A full metes and bounds
legal description of the P.A.D. area is attached as Exhibit “A”.

Area Context

The Site is located on the north bank of Tempe Town Lake with Rural Road as its west
boundary, Loop 202 as the north boundary and the Town Lake as the south and east boundary of
the Site. The Site is currently vacant. The Rural Road on-ramp is located immediately north of
the Site. The south bank of the Town Lake is also proposed for additional mixed-use retail,
commercial and residential. West of the site, across Rural Road, are existing commercial uses,
including Club Rio, Audio Express and an extended stay hotel. The Applicant envisions that
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Playa del Norte will contribute to the urban environment of the Town Lake and help stimulate
economic development around the Town Lake.

Land Use

Playa del Norte will consist of 90,000 square feet of office space, 112 individual condominiums,
598 apartments/condos, 13,213 square feet of retail, and 20,900 additional square feet of office,
retail and restaurant. The P.A.D. shall permit on Lots 1 through 6 all of the Permitted Uses set
forth in the MG Multi Use General District, as described in the City of Tempe Zoning

Ordinance, Section 2-1101. A copy of the Conceptual Site Plan is attached as part of the
submittal.

Site Plan

The principal connections to the Site will be Rural Road and Playa del Norte Drive (Miller
Road). The intersection of Playa del Norte Drive and Rural Road will be developed into a full
four-way signalized intersection. The improvement to Playa del Norte Drive will occur at the
same time as development. In addition, we anticipate that there will be a future connection from
PAD C to development west of the Site underneath Rural Road.

Project Phasing

Playa Del Norte will develop in muitiple phases. The first phase includes the development of the
residential and a drive thru restaurant. The first phase of development will include Mondrian
Tempe Town Lake, Weststone, and In-N-Out Burger. As part of this application, the Applicants
have submitted Final PADs for Phase 1. Later phases will include the development of the

office/retail space on Lot 2, the restaurant pad on Lot 3 and the commercial office space on Lot
6.

Phase 1

Mondrian Tempe Town Lake

Based on the artistic philosophy of Dutch painter Piet Mondrian, Mondrian Tempe Town
Lake (“Mondrian”) is an exciting mixed-use project consisting of urban-oriented
residential flats and lofts, two-story townhouse units, restaurant and retail uses and
structured parking. Mondrian will consist of approximately 491 apartment units and
approximately 96 apartment or condominium units. Mondrian will also include retail and
restaurant uses that are available for both the Mondrian residents and community. In
addition, Mondrian will include a clubhouse/recreation center for its residents with a
fitness center, business center and a resident lounge area.

It is anticipated that Mondrian will be constructed in three phases. Phase 1 will include
the parking garage, the podium at the north end of the parking garage and the apartment
condominium tower. Phase 2 will include the west side podium and all apartments,
clubhouse and accessory spaces west of the east face of the parking garage. Phase 3 will
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complete all of the apartments and accessory spaces east of the east face of the parking
garage and all freestanding garage and garage storage buildings.

Weststone

Weststone at the Tempe Town Lake will be a community of 112 individually owned
condominiums on a 2.5 acre parcel of land. Weststone features three different floor plans
that will accommodate the needs and objectives of a wide variety of potential residents.
All of the units will have private outdoor balconies, many with views of the Town Lake
and most with exterior gas burning fireplaces. Elevators will serve all of the floors and
there will be ADA accessibility to all units.

Parking for residents and guests will be in a single level covered parking structure at
grade level. All residential units are located above the parking structure, with a two story
central lobby connecting parking to residential areas. The podium level of Weststone
opens onto an expansive above-grade plaza, complete with a community swimming pool.
From the podium level, residents and visitors can access stairways and ramps down to
Boardwalk surrounding the Tempe Town Lake. In addition, there will be a community
fitness center on the podium level.

From a design perspective, Weststone will have an interesting and varied appearance,
presenting unique building massing and a vibrant color contrast. Glazed panels at
balconies, in lieu of typical steel railings, will add an additional element of interest to the
building exterior.

In -N-Out Burger

The first In-N-Out Burger in Tempe will be located on the Site. The In-N-Out Burger
will be located at the northwest corner of the Site and is designed to allow for vehicle
circulation with the balance of the Site. On-site circulation is achieved by a 292-foot
dedicated drive thru lane.

The design of the Town Lake In-N-Out Burger will be different from any other In-N-Out
in the greater Phoenix area. The store’s design utilizes hard lines and right angels, with a
color scheme of red and purple. The design objective is to complement the color scheme
of the Mondrian Town Lake and provide a focal point for Playa del Norte.

Traffic Study

Kathryn Heffernan of Heffernan & Associates has been working intensely with the City for over
a year to develop a traffic plan for this site. A traffic study summarizing that work will be
submitted at a later date.
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Landscape

The landscaping will comply with landscape standards as outlined in Section 3-201 of the Tempe
Zoning Ordinance. Specifically all surface parking areas will be screened by 3 foot parking
screen walls, on site trees will be 15 gallon minimum and the surface parking areas will have a
minimum of 30% vegetative ground cover.

Conclusion

We are very excited about the development of Playa del Norte on the north bank of the Tempe
Town Lake. The Town Lake and surrounding public areas are already a major regional
destination in Arizona. Additional residential opportunities like the exciting designs of
Weststone and Mondrian at the Town Lake will create a vibrant environment in which residents
and the community will want to live, work and play near their homes and in Tempe. Playa del
Norte is exactly the type of exciting, urban, mixed-use village concept that has been envisioned
by the community for the future of the Town Lake. We look forward to working with the City
and the community in the development of this project. We respectfully ask for your support.

P L 97:‘!?’1?:
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Playa Del Norte
Applicant’s Narrative for Variance and Use Permit Requests

Outdoor Dining
The Applicants are seeking a use permit for outdoor dining.

Section 2-1101 of the Tempe Zoning Ordinance lists the permitted uses in the MG
District and allows similar uses with a use permit. In this case, restaurants are a
permitted use in MG District. Outdoor patios are an accessory use to a restaurant use and
are a similar use to the other types of uses permitted in the MG District. For this reason,

we respectfully request a use permit for outdoor dining on the Playa del Norte (the
“Site”).

Given the urban design of this development, the mix of retail and restaurant uses
are intended to create a “village” environment where residents and visitors are able to
work, shop and recreate. Outdoor patios will encourage community interaction and allow

residents a place to sit, have a meal and enjoy the outdoors and the Town Lake
experience.

We envision that there will be several outdoor dining opportunities in Playa del
Norte. Included among these outdoor dining opportunities will be the In/Out Burger on
Lot 1, restaurant and retail use on Lot 3 and an outdoor café at Mondrian Town Lake.
Outdoor dining is typically a positive attraction to a restaurant or café use. We believe
that outdoor patios will provide an additional attraction for visitors to the Town Lake.
Outdoor dining will be a positive aspect of these businesses and will not a detriment to
the City or the surrounding businesses.

We respectfully request a use permit for outdoor dining on the Site.

RYV Parking

Section 4-302 of the Zoning Ordinance requires one (1) RV parking space for
every 10 units in any multi-family project in the City. This Application has
approximately 710 units, which triggers a requirement for 71 RV units. However, this
project is in the ASU commuting area and the ordinance recognizes that RV parking
spaces in this area is superfluous. For that reason, the current ordinance requires only
half the RV spaces of the proposed use. In this circumstance, our RV requirement is 335.

The special circumstances for this variance are similar to the reasoning stated
above. The goal of the Town Lake is to provide a dynamic urban environment that
encourages high-density urban dwelling units. In addition, with the implementation of
light rail and other commuting options around the Town Lake, the goal is to encourage
alternative modes of transportation, not add more vehicles to the area. Section 4-101(A)
of the Ordinance indicates that its purpose is to provide “attractive” parking in the City.
Providing 35 RV spaces is not an attractive option for this project or the Town Lake.
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Providing additional spaces for RVs will not maximize the developable land around the
Town Lake.

The Ordinance’s requirement for RV parking does not fit with the desired goals
for the Town Lake environment and urban character design. There is no expectation
among the residents of either Mondrian or Weststone that they will be able to store RV’s
on site. Instead, there are other options in the community (as a separately owned
business rather than an accessory use) that are typically located away from residential
communities, where their mass will not have an impact on community aesthetics and
property values. In addition, Playa and the Town Lake environment will be adversely
impacted by a requirement for an accompanying RV storage “area” or “facility”.

Therefore, we respectfully request a variance to eliminate the RV parking
requirement on the Site. Allowing this variance will not increase the use or density on
this Site. If the variance is denied, the site plan will have to be reconfigured and that will
have a detrimental effect on the development of this Site.

Bicycle Parking Variance

Section 4-302 of the Zoning Ordinance requires 0.5 bicycle spaces per unit on any
multi-family project in the City. A .5 bicycle space per unit requirement would trigger a
requirement for approximately 299 bicycle parking spaces in Mondrian. The Weststone
Site Plan reflects 112 units that would trigger a requirement of approximately 56 bicycle
parking spaces. However, this Site is located in the ASU commuting area, which
requires basically 1 space per unit. The ASU commuting area requirement will require
Mondrian to provide 543 bicycle parking spaces and Weststone to provide 112 spaces.

The Applicants respectfully request a variance to the bicycle parking requirement
to allow Mondrian to provide approximately 120 bicycle parking spaces and Weststone to
provide approximately 45 bicycle parking spaces.

The Zoning Ordinance envisions a bicycle parking requirement for multi-family
units because multi-family units, as a general matter, do not have garages. In this
instance, there will be garage spaces for the residents of both Mondrian and Weststone.
As urban oriented residential flats and lots both are more comparable to high-density
single family dwelling units. Typically, single family homes are not required to have
bicycle parking or the requirements are established with PAD. Since neither Weststone
nor Mondrian are envisioned as student housing, we do not anticipate a high demand for
bicycle parking.

Weststone envisions a community of 112 individually owned condominiums.
Each resident will have parking provided by a single level covered parking structure at
grade level. While we appreciate the need for some bicycle parking in light of the size of
the project, and the possibility that visitors on bicycles may visit periodically, Weststone
will provide bicycle spaces in the garage and around the project. Similar to Weststone,
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Mondrian will provide 65 bicycle spaces that will be located in the parking garage and
scattered around the project.

In both cases, there are significant costs associated with the development of these
projects, including a significant investment in parking garages that will result in increased
rents and less opportunity for student centered housing. Additionally, there are many

alternative bicycle parking options available around the Town Lake and the North Tempe
area.

The bicycle parking variance will not be detrimental to the Site or the surrounding
community. The area has several alternative/mass transit options available that do not
depend on additional bicycle parking available on the Site. For these reasons, we
respectfully request a variance from Section 4-302 related to bicycle parking.

On Site Landscaping

Section 3-201(A)(1) of the Zoning Ordinance requires multi-family sites to have
landscaping on a minimum of thirty percent (30%) of the net site area. Due to the tight
constraints of the site area and the power line easement, Lot 5 (Mondrian) will provided
11.5% on site landscaping, less than the 30% required by Ordinance.

We envision Playa del Norte as dynamic urban development that encourages a
high-density lifestyle as exemplified by Mondrian. In order to create a mixed-use urban
village, Playa del Norte is a mixture of residential, commercial and retail uses. Locating
all of these uses on a small triangular parcel bordered by power lines on the north and the
Tempe Town Lake on the south requires that the building footprint for Mondrian extend

over a majority of the Site. For this reason, the available landscape area around the Site
is limited. '

The ordinance’s intent is to provide vegetation and greenery as an attractive
amenity to the residents and visitors of a multi-family site. This type of requirement
works well in a typical stand-alone multi-family suburban site. In this instance, because
of the density of the Site and the variety of the surrounding uses, landscaping and
greenery is also provided by the surrounding users and the Town Lake environment. A
decrease in the landscaping requirement for Mondrian will not affect the attractiveness of
the Site. The surrounding users, the open space/park located on the Site and landscaping
of the Town Lake provide an attractive amenity to the Site which will minimize the effect
of a variance from the multi-family landscaping requirement.

Given the landscaping along the boardwalk of the Town Lake, the landscape
surrounding the other uses of Playa del Norte and the open space area east of Mondrian, a
variance to decrease the 30% landscaping requirement will not be a detriment to the
surrounding properties. The landscape variance will not affect the use or densities of the
Site. If a variance is denied, the Site Plan will have to be reconfigured and will have a
detrimental effect on the development of the Site.
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Minimum 6-foot landscape buffer

Section 3-201(B) of Zoning Ordinance requires a six (6) foot landscape buffer
between commercial and residential land uses. The intent of this section is to provide a
buffer and screening for the residential uses next to a commercial project. A landscape
buffer works well in a more suburban environment where the intent is to create a
separation between land uses. The goal of the Town Lake is to provide a dynamic urban
environment where uses and users are mixed together. The separation created by the
landscape buffer is contrary to the goal of the Town Lake urban environment. In order to
provide an urban environment and comply with the goals for the Town Lake, we

respectfully request a variance to eliminate the 6-foot landscape buffer between the
commercial and residential uses.

Allowing this variance will not increase the use or density on the Site. However,
as stated above, if this variance is not granted it will have a detrimental effect on the
development and design of the site.

Parking Variance

Section 4-302 outlines the parking requirements for multi-family. The parking
requirement for Lot 4 (Weststone) is 248. The parking requirement for Lot 5 (Mondrian)
is 1089. As mentioned above, the triangular shape of the Site and the natural barriers of
the power lines to the North and the Town Lake to the South limit the developable land
area of the Site. The desired goal of providing an urban environment with a mixture of
land uses limits the parking available to certain lots.

In the case of Weststone, we are requesting a 24 parking space variance.
Weststone will provide 224 parking spaces. That is 24 spaces less than the 248 parking
space required by the Zoning Ordinance. The elimination of these parking spaces will
not affect the residents of Weststone. Rather, the decease in spaces will limit the number
of potentially available guest spaces. In addition, there may be cross access parking
agreements that will allow Weststone visitors to access parking spaces on adjacent lots.

Regarding Mondrian, the Zoning Ordinance requires Mondrian to provide 1089
parking spaces. Mondrian is providing 1054 parking spaces on site. In addition,
Mondrian visitors will also be able to use the 186 shared parking spaces available in the
city open space lot. The open space area is immediately adjacent to Mondrian. The open
space lot provides accessible parking with pedestrian access from the parking area to
Mondrian. The total of the 1054 parking spaces provided on the Mondrian site added to
the 186 shared parking spaces in the open space area provides a total of 1240 available
parking spaces for Mondrian visitors and residents. 1240 parking spaces exceeds the
parking ordinance requirement for Mondrian.

Given the fact that Mondrian has the capacity to provide more than the required
number of parking spaces, in actuality the Site only requires a 24 parking space variance
for Weststone. However, in accordance with the ordinance, we respectfully request a 24
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parking variance for Weststone and 35 parking space variance for Mondrian.  This
variance will not be a detriment to the surrounding properties or increase the use or
density of the Site. In fact, the variance approval will allow us to provide an urban
environment with a multiple of uses that will be a benefit to the residents of Tempe.
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INTRODUCTION

Playa del Norte LLC and the City of Tempe are proposing to redevelop a 22-acre site located at
the southeast corner of Rural Road and SR 202 (Red Mountain Freeway), on the north bank of
Tempe Town Lake. The proposed project, known as Playa del Norte, will provide a mix of
commercial and residential land uses. At buildout, the project will offer nearly 100,000 square
feet of office, over 35,000 square feet of retail/restaurant space, and approximately 650

residential units (providing both rental and ownership opportunities).

Planning for this project began nearly five years ago. In March 1999, Heffernan & Associates
(H&A) was hired to provide traffic engineering input into the site planning effort. At that time,
the initial plans for Town Lake Corporate Center (as the project was then called) envisioned
nearly 2.5 million square feet of commercial development on a larger 45-acre site that included
Jand on both sides of Rural Road. This type of development was consistent with the densities
that the City of Tempe had hoped to achieve along the lakefront. However, as planning
proceeded, it became clear that substantial roadway improvements would be needed in order to
accommodate the 30,000 — 35,000 vehicle-trips per dayv that would be generated by a project of
this size. Various alternatives for incréasing roadway capacity were developed and evaluated;
these included a redesign of the existing Rural Road interchange, the development of frontage
roads along the SR 202 frontage, construction of a new half-diamond freeway interchange west
of Rural Road, widening of the Rural Road bridge, and grade-separated crossings of Rural
Road, among other§. In the end, all of these designs proved to be physically and/or financially
infeasible. It became clear that the site’s limited access opportunities would require a drastic
downsizing of the proposed development project in order to reduce the number of vehicle-trips

to a more manageable number.

The development team has worked closely with City staff over the past two years to achieve a
balance between two conflicting objectives — maximizing development density on this site and
minimizing the traffic impacts of such development on the Rural Road corridor. The result is a
realistic traffic mitigation plan that will improve access to the site and permit development of a

fairly intense mixed-use project. This traffic plan has already been approved, and




implementation of the off-site roadway improvements has already begun, with financing to be

provided through two improvement districts.

This summary traffic report focuses on the traffic impacts of the current development plan for
Playa del Norte. It is intended to provide City staff and officials with information about the
traffic-generating characteristics of the proposed development and to document the roadway

improvements that will be constructed.

SITE LOCATION AND ACCESS

The 22-acre site is roughly triangular in shape and is bounded by Rural Road on the west, SR
202 on the north, and Tempe Town Lake on the southeast (see Exhibit 1). Due to the presence of
the freeway and the lake, the only development in the immediate vicinity of the site is the
existing commercial uses on the west side of Rural Road; these include Denny’s Restaurant, Best

Western Inn, Audio Express, U-Haul Storage Center, and Club Rio.

The site’s location imposes access constraints that severely limit the development potential of
the land, because the site has essentially only one-sided access (via Rural Road). Another access
route - the planned Miller Road extension under the freeway - will be developed in conjunction
with this project and will provide some direct access on the north side; however, this new route

will have both limited capacity and limited visibility.

The Playa del Norte site also has a limited amount of frontage along Rural Road (approximately
930 feet), and vehicular access cannot easily be developed along much of it, due to the location
of a major power line corridor at the north end of the site and a severe grade change at the
south end of the site. The actual “usable” frontage for developing access is only 500 feet. Taking
into account normal design standards for minimum driveway spacing, only two or three

. driveways could be developed on Rural Road within this 500-foot distance.

More importantly, there is only enough room to develop one full-access driveway - i.e., a
driveway where left turns both into and out of the Playa del Norte site can be made. Existing
conditions dictate that this driveway be located opposite the existing southern driveway for
Club Rio. The new driveway needs to be as far south as possible in order to maximize the
available left-turn storage for vehicles waiting to turn into the project, but it cannot go any

farther south than the Club Rio driveway without requiring major reconstruction of the bridge
2
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over the lake. Since the Playa del Norte site can only have one full access point on Rural Road,
the capacity of this driveway will clearly be the controlling factor in determining how much

development can be accommodated on the site.

PROJECT DESCRIPTION

Exhibit 2 shows the conceptual site plan for Playa del Norte, which includes a mix of
commercial and residential uses. It is consistent with both the City’s current General Plan and

the proposed General Plan 2030, which identifies this area for “Mixed Use.”

Land Uses

The project has been subdivided into six lots:

. Lot 1, located at the northwest corner of the site, will be the future home of Tempe’s first
In-and-Out Burger.

- Lot 2, which also has Rural Road frontage, will include a freestanding Starbucks (with
drive-through window) and a 17,000-square-foot commercial building. The ground floor
of this building is expected to be leased by retail and restaurant tenants, while the second
floor is more likely to attract office users.

Lot 3, at the southwest corner of the site, offers a prime lakefront location for a high-
quality restaurant.

. Lot 4 will be the site of the Weststone residential condominiums. This four-story, 112-unit
project features a large outdoor plaza, community recreational facilities, and views of the
lake. B ‘

. Lot 5, the largest lot, will be developed into a mixed-use project called Mondrian Tempe
Town Lake. Current plans call for a total of 539 residential units — 458 apartments and 81
condominiums — and a large number of amenities such as a fitness center, resident lounge
area, business center, and three swimming pools. A portion of the ground floor - nearly
10,000 square feet — has been allocated for retail and restaurant uses; these uses would be
open to the general public as well as to project residents.

Lot 6, located in the interior of the site, will include a 90,000-square-foot office building
and adjacent parking deck.

4
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At the far east end of the site is a three-acre parcel that has been designated for City open space.
It will provide public parking and access to the lakefront boardwalk.

Site Access Facilities

The site plan shows two project driveways on Rural Road. The main entrance, Playa del Norte
Drive, is located opposite Club Rio’s southern driveway, creating a four-legged intersection.
Full access - i.e., permitting turns in all directions - will be provided at this location. A
secondary site access point, located approximately 240 feet north of the main driveway, is
intended primarily to serve traffic generated by In-and-Out Burger, Starbucks, and the
office/retail building on Lot 2. Only right turns into and out of the site will be permitted at this

second driveway.

Playa del Norte Drive will continue through the site to connect to the new Miller Road
extension at the northeast corner of the site. Miller Road will provide a third point of entry/exit

for the project.

Development Phasing and Timing

Playa del Norte will be developed in multiple phases. Phase 1 will include development of In-
and-Out Burger, Weststone, and Mondrian (Lots 1, 4, and 5), with construction on all three
projects expected to begin in April or ‘May of 2004. The restaurant will open in late 2004, and
the condominiums will be ready for occupancy in the third quarter of 2005. The first units of
Mondrian will be available in 2006.

Full buildout of the project will depend upon market conditions but is not likely to occur for at

least three to five years.

SITE-GENERATED TRAFFIC VOLUMES

Estimates of the traffic that would be generated by Playa del Norte were based on the data and
methodology presented in the latest edition of Trip Generation, published by the Institute of
Transportation Engineers (ITE). The results of this analysis, showing the number of vehicle-trips
that would be generated by this project on an average weekday, are presented in Exhibit 3.
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Phase 1 development will generate approximately 7,000 vehicle-trips per day — 3,500 inbound
and 3,500 outbound. This total includes trips genegated by In-and-Out Burger, the Weststone
condominiums, and the Mondrian residential project (including its proposed restaurant and
retail uses). Since the Phase 1 development is mostly residential in nature, the peak hour traffic
flows are predominantly outbound during the AM peak hour and heavily inbound during the
PM peak hour.

The amount of commercial development planned for later phases of the project would normally
generate another 4,100 vehicle-trips per day. However, not all of these trips would be added to
the area roadnet, due to the mixed-use nature of Playa del Norte. For the purposes of this traffic
analysis, a very modest level of interaction among the project’s land uses was assumed - that 10
percent of the trips generated by the retail and restaurant components would be made by
project residents or office employees already on the site, so these trips would not add to the
number of vehicles entering and exiting the site. (No reduction in the residential or office trips
was made since these are primary trip purposes.) At buildout, therefore, Playa del Norte is
expected to generate approximately 10,500 external trips (5,250 inbound and 5,250 outbound)

on an average weekday.

A directions-of-approach analysis was performed, using a 12.5-mile radius around the site to
define the project’s potential market area. This particular distance was chosen because data
published by the Maricopa Association of Governments (MAG) indicate that over 90 percent of
all home-based work trips in the Phoenix area are less than 12.5 miles long. Home-to-work and
work-to-home trips constitute the major portion of travel on streets and highways during the
critical AM and PM peak hours, respectively. The estimated directional distribution of traffic
generated by the residential components of Playa del Norte was based on the distribution of
employment opportunities within the defined market area. Similarly, the estimated directional
distribution of traffic generated by the commercial components was based on the distribution of

population within the market area.

The site traffic volumes generated by Playa del Norte are expected to be heévily oriented to the

freeway and to the north, as shown in the following table:
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Percent of Total Site Traffic
Approach Route Commercial Residential

From the east via SR 202 40% 30%
From the south via Rural Road 25% 25%
From the west via SR 202 20% 25%
From the north via Rural Road 10% 15%
From the north via Miller Road 5% 5%
Total 100% 100%

Approximately 70 percent of the site traffic - whether generated by commercial or residential
uses on the site — will likely be approaching from the north and therefore, making a left-turn

into the site.

Approximately five percent of the site-generated traffic is expected to use the new Miller Road
extension to enter and exit the site. This “back door” route is likely to attract only a limited

number of vehicles, for the following reasons:

« The Miller Road outlet is located along a low-volume segment of Curry Road and will
not be seen by many potential users. This limited visibility makes it more difficult for

drivers to find out about this access route.

+ The roadway capacity on Miller Road is restricted to one lane in each direction, due to

the width of the existing freeway underpass.

+ The Miller Road route requires drivers to travel for nearly one-half mile through an

unattractive industrial area.

OFF-SITE ROADWAY IMPROVEMENTS

The development team and City staff have together developed a package of roadway
improvements that will permit the development of the Playa del Norte site and mitigate its
potential traffic impact on Rural Road. These improvements will also enhance access to
properties located on the west side of Rural Road and allow for the eventual redevelopment of

these parcels into more intense uses.
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The

traffic plan includes the following items:

Miller Road will be extended south of Curry Road to provide access to the land south of SR
202. This extension, long planned by the City of Tempe, was anticipated at the time the
freeway was built and a two-lane underpass was provided by ADOT so that the connection
could easily be made. This new segment of Miller Road will be constructed as a fully-
improved collector street with a three-lane cross-section (tapering down to two lanes at the

underpass).

South of the freeway underpass, Miller Road will continue along the northern border of the
Playa del Norte site until it turns southward through the site and eventually connects to
Rural Road (as Playa del Norte Drive) opposite Club Rio’s southern driveway. Playa del

Norte Drive will serve as the main entrance to the project.

A new major intersection will be created on Rural Road at this main entrance. Rural Road
will be widened to provide dual left turn lanes for the heavy volume of southbound traffic
turning into the site at this location.' The existing raised median on Rural Road will be
extended southward to eliminate potential turning conflicts within this left turn storage
area. This will require development of joint access across the front of Club Rio, Audio
Express, and U-Haul Storage, so that all left turns into and out of these properties can be

made at the signalized intersection.

Traffic signal control will be required to safely accommodate the anticipated turning
movements at the new Rural Road /Playa del Norte Drive intersection. Signal timing and
phasing should be coordinated with the existing signal at the SR 202 interchange, so that

delays to through traffic on Rural Road can be minimized.

Two improvement districts — the Rural Road L.D. and the Miller Road L.D. - are currently being

formed to finance the construction of these improvements. The projected schedule shows all of

! In order to properly align the lanes, dual left turn lanes will have to be provided for northbound traffic as well. However, the
second of these lanes will be striped out until such time as the volume of traffic making the northbound-to-westbound movement
warrants the additional storage capacity. This is not likely to occur until the west side is redeveloped with more intense uses.
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the off-site improvements being completed and open to traffic by the end of 2004, so they will
be available to accommodate the traffic generated by Phase 1 of Playa del Norte.

One additional roadway improvement may be constructed in the future. A connection under
Rural Road to link the properties on the east and west sides of the street is shown on the current
site plan for Playa del Norte. The actual feasibility of this connection has not yet been
determined, however, so it has not been considered in this traffic analysis. If constructed in the
future, this improvement would be funded by the property owners on both sides of the street,
as they would both benefit from this connection.

FUTURE TRAFFIC CONDITIONS

Future conditions at the new Rural Road/Playa del Norte Drive intersection were analyzed
using the planning analysis methodology presented in the new most recent (2000) edition of the
Highway Capacity Manual, because detailed information regarding the future signal
timing/phasing and traffic flow conditions - which is required for the HCM’s operational
analysis methodology - is unavailable at this time. The planning analysis methodology
provides a broad-brush evaluation of intersection capacity, and the results are a general

indicator of whether or not traffic congestion is likely to occur.

The HCM 2000 planning analysis methodology was used to analyze future traffic conditions for
two target years — 2005 and 2025. For the purposes of this analysis, it was assumed that all
Phase 1 development (In-and-Out Burger, Weststone, and Mondrian) would be completed and
fully occupied by 2005 — even though 100-percent occupancy will not actually occur until at
least 2006, or later. The 2025 analysis assumed full buildout of Playa del Norte, as currently
planned.

Exhibit 4 shows the projected peak hour traffic volumes at the Rural Road/Playa del Norte
intersection in 2005. These numbers reflect total traffic volumes - i.e., non-site traffic plus the
additional traffic that would be generated by Phase 1 of Playa del Norte. The non-site traffic
volumes on Rural Road were taken from counts made in November 1999 (as part of the initial
planning for this project) at a time when approximately 54,000 vehicles per day passed by the
site. Traffic on Rural Road has actually decreased since then, with the most recent City count

(taken in 2002-03) showing only 45,500 vehicles per day. The higher volume was used in the
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analysis, however, in order to provide a “worst case” scenario. The number of vehicles shown
turning into and out of the west leg of the intersection were derived from counts taken at each
of the existing driveways on the west side of Rural Road in April 2002; these turning

movements reflect a consolidation of the driveway volumes.

Exhibit 5 shows the projected peak hour volumes at the Rural Road/Playa del Norte Drive
intersection in 2025; once again, these are total traffic volumes. The non-site (through) traffic
volumes shown on Rural Road reflect a 10-percent increase over tiie 1999 counts in order to be
consistent with MAG's forecast of 60,000 vehicles per day on this segment of Rural Road in the
year 2025. Site-generated traffic (reflecting full buildout of the project) was then added to the

non-site traffic to obtain the total traffic volumes shown in Exhibit 5.

The results of the intersection capacity analyses (see Appendix) are summarized in the

following table:
AM Peak Hour PM Peak Hour
Year V/C Ratio Status V/C Ratio Status
Under Under
2005 0.70 Capacity 0.80 Capacity
Under At
2025 0.76 | Capacity 0.99 Capacity

These results show that the proposed roadway improvements will provide enough capacity to
accommodate the additional traffic that will be generated by development of the Playa del

Norte project.

SUMMARY

The subject site has very limited access, due to its unique location between a lake and a freeway.
Although the City had hoped to see much more intense development on the site, these access
limitations must be acknowledged. The development team and City staff have produced a
roadway improvement plan that will greatly improve site access and accommodate the
additional traffic that will be generated by Playa del Norte, while still maintaining acceptable

traffic flow along Rural Road.
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Du




5 Legend
>t 000 AM Peak Hour
% 8 (000) PM Peak Hour
(s (o]
Sl
Vo]
V|8
o
(1]
o
T | x_95(70)
o
|17
no
D
N3
— o
2 |3
nojlT
91/(0
S
=8| x215(215)
«0(5)
YN v 190¢105)
515) A 1« 4 7 Playa del Norte Drive
09> | s
15(15)~ [ 428
LuaFE
ww
o
i
N
_ A
Q|4 Not Drawn to Scale
(e}
Yl
[l B ol
(@2 BTe]
aly
n
2

2025 PEAK HOUR VOLUMES (WITH BUILDOUT)

HEFFERNAN & ASSOCIATES

Exhibit

5

D




APPENDIX:

- CAPACITY ANALYSIS WORKSHEETS

2005 — AM Peak Hour
2005 - PM Peak Hour
2025 - AM Peak Hour
2025 - PM Peak Hour
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HCS2000: Signalized Intersections Release 4.1c

Kathryn Z. Heffernan
Heffernan & Associates
5025 N. 68th Street

Scottsdale, AZ 85253-7062
Phone: (480) 947-6550 Fax: (480) 947-6552
E-Mail: kzheffernan@cox.net

PLANNING ANALYSIS

Analyst: KZH
Intersection: Project's Main Entrance
Agency/Co.: Heffernan & Associates
Area Type: All other areas
Date Performed: 11/10/03
Jurisdiction: Tempe, AZ
Analysis Time Period: AM Peak Hour
Analysis Year: 2005 (with Phase 1)
Project ID: Playa del Norte
East/West Street North/South Street
Playa del Norte Drive Rural Road
VOLUME DATA
Eastbound Westbound i  Northbound Southbound
L T R L T R L < R L T R |
! |
Num. Lanes |1 1 0 1 1 0 |2 k] 0 2 3 0
Volume 5 0 15 90 0 200 {15 1268 15 100 1980 5
Parking N N ! n N |
Coord. N N | Y Y |
LT Treat. ? ? | P P |
Peak hour factor: (.95 Area Type: All other areas
LANE VOLUME WORKSHEET
EAST WEST NORTH SOUTH
BOUND BOUND BOUND BOUND
LEFT TURN MOVEMENT
1. LT volume 5 S50 15 100
2. Opposing mainline volume : 200 15 1985 1280
3. Number of exclusive LT lanes 1 1 2 2
Cross Product (2] * [1] 1000 1350 29775 128000
Left Lane Configuration (E=Excl, S=Shrd): E E E E
Left Turn Treatment Type: U U P P
4. LT adjustment factor 1.000 1.000 0.920 0.920
5. LT lane vol 0 0 8 54
RIGHT TURN MOVEMENT
Right Lane Configuration (E=Excl, S$=Shrd) S S S S
6. RT volume 15 200 15 5
7. Exclusive lanes 0 0 0 0
8. RT adjustment factor 0.850 0.850 0.850 0.850

DW




9.

Exclusive RT lane volume

10. Shared lane vol 18 235 18 6
THROUGH MOVEMENT
11. Thru volume 0 0 1265 1980
12. Parking adjustment factor 1.00 1.00 1.00 1.00
13. No. of thru lanes including shared 1 1 3 3
14. Total approach volume 18 235 1283 1986
15. Prop. of left turns in lane group 0.00 0.00 0.00 0.00
16. Left turn equivalence 1.70 1.40
17. LT adj. factor:
18. Through lane volume 18 235 428 662
19. Critical lane volume 18 235 428 662
Left Turn Check (if [16] > 3.5)
20. Permitted left turn sneaker capacity: 60 60
7200/Cmax
SIGNAL OPERATIONS WORKSHEET
EAST WEST NORTH SOUTH
Phase Plan Selection from Lane Volume Worksheet BOUND BOUND BOUND BOUND
Critical through-RT vol: [19] 18 235 428 662
LT lane vol: [5] 7 0 0 8 54
Left turn protection: (P/U/N) U U P P
Dominant left turn: (Indicate by '<') <
Selection Criteria based on the Plan 1 U U U U
specified left turn protection Plan 2a: U P U P
Plan 2b: P U P U
< Indicates the dominant left turn Plan 3a:<P P <P P
for each opposing pair Plan 3b: P <P P <P
Plan 4 N N N N
Phase plan selected (1 to 4) 1 3b
Min. cycle (Cmin) 60 Max. cycle (Cmax) 120
Timing Plan _____EAST-WEST___ __ NORTH-SOUTH____
Value Ph 1 Ph 2 Ph 3 Ph 1 Ph 2 Ph 3
Movement codes EWT NSL STL NST
Critical phase vol [CV] 235 0 0 8 46 616
Critical sum [CS] 905
CBD adjustment [CBD] 1.00
Reference sum [RS] 1624
Lost time/phase [PL] 4 0 0 4 0 4
Lost time/cycle [TL] 12
Cycle length [CYC] 60.0
Phase time 16.5 0.0 0.0 4.4 2.4 36.7
Critical v/c Ratio [Xcm] 0.70

Status

Under capacity




HCS2000:

Kathryn Z. Heffernan
Heffernan & Associates
5025 N. 68th Street

Signalized Intersections Release 4.1c

Scottsdale, AZ 85253-7062
Phone: (480) 947-6550 Fax: (480) 947-6552
E-Mail: kzheffernan@cox.net

PLANNING ANALYSIS
Analyst: KZH
Intersection: Project's Main Entrance
Agency/Co.: Heffernan & Associates
Area Type: All other areas
Date Performed: 11/10/03
Jurisdiction: Tempe, AZ
Analysis Time Period: Peak Hou

Analysis Year:
Project ID:
Ea

Playa del Norte Drive

r
fwith shase 1)

st/West Street

2005

Playa del Norte

North/South Street
Rural Road

VOLUME DATA

Eastbound Westbound Northbound Southbound
L T R L T R L T R L T R
Num. Lanes |1 1 0 1 1 0 2 3 0 2 3 0
Volume 15 5 15 55 5 120 25 2155 80 265 2305 10
Parking N N N N
Coord. N N Y Y
LT Treat. ? ? P P
Peak hour factor: 0.95 Area Type: All other areas
LANE VOLUME WORKSHEET
EAST WEST NORTH SOUTH
BOUND BOUND - BOUND BOUND
LEFT TURN MOVEMENT
1. LT volume 15 55 25 265
2. Opposing mainline volume 125 20 2315 2235
3. Number of exclusive LT lanes 1 1 2 2
Cross Product [2] * [1] 1875 1100 57875 592275
Left Lane Configuration (E=Excl, S=Shrd): E E E E
Left Turn Treatment Type: U U P P
4. LT adjustment factor 1.000 1.000 0.820 0.920
5. LT lane vol 0 0 14 144
RIGHT TURN MOVEMENT
Right Lane Configuration (E=Excl, S=Shrd) S S S s
6. RT volume 15 120 80 10
7. Exclusive lanes 0 0 0 0
8. RT adjustment factor 0.850 0.850 0.850 0.850

Dn




9. Exclusive RT lane volume

10. Shared lane vol 18 141 94 12
THROUGH MOVEMENT
11. Thru volume 5 5 2155 2305
12. Parking adjustment factor 1.00 1.00 1.00 1.00
13. No. of thru lanes including shared 1 1 3 3
14. Total approach volume 23 146 2249 2317
15. Prop. of left turns in lane group 0.00 0.00 0.00 0.00
16. Left turn equivalence 1.57 1.40
17. LT adj. factor:
18. Through lane volume 23 146 750 772
19. Critical lane volume 23 146 750 772
Left Turn Check (if [16] > 3.5)
20. Permitted left turn sneaker capacity: 60 60
7200/Cmax
SIGNAL OPERATIONS WORKSHEET
EAST WEST NORTH SOUTH
Phase Plan Selection from Lane Volume Worksheet BOUND BOUND BOUND BOUND
Critical through-RT vol: [19] 23 146 750 772
LT lane vol: [5] o] 0 14 144
Left turn protection: (P/U/N) U U P P
Dominant left turn: (Indicate by '<') <
Selection Criteria based on the p.an I: U 8] U U
specified left turn protection Plarn Ca: U P U P
p.ar. ’b: P U P U
< Indicates the dominant left turn Plarn 3a:<P P <P P
for each opposing pair Pian 3b: P <P P <P
Plan &: N N N N
Phase plan selected (1 to 4) 1 3b
Min. cycle (Cmin) 60 Max. cycle (Cmax) 120
Timing Plan __ EAST-WEST_______ ___NORTH-SOUTH_____
Value Ph 1 Ph 2 Ph Ph 1 Ph 2 Ph 3
Movement codes EWT NSL STL NST
Critical phase vol [CV] 146 0 0 14 130 750
Critical sum [CS] 1040
CBD adjustment ([CBD] 1.00
Reference sum [RS] 1624
Lost time/phase [PL] 4 0 0 4 0 4
Lost time/cycle [TL] 12
Cycle length [CYC] 60.0
Phase time 10.7 0.0 0.0 4.6 6.0 38.6
Critical v/c Ratio [Xcm] 0.80

Status

Under capacity




HCS2000:

Kathryn Z. Heffernan
Heffernan & Associates
5025 N. 68th Street

Signalized Intersections Release 4.1c

Fax: (480) 947-6552

Scottsdale, AZ 85253-7062
Phone: (480) 947-6550
E-Mail: kzheffernan@cox.net

PLANNING ANALYSIS

Analyst:
Intersection:
Agency/Co.:
Area Type:
Date Performed:
Jurisdiction:
Analysis Time Period:
Analysis Year:
Project ID:

KZH
Project's Main Entrance
Heffernan & Associates
All other areas
11/10/03
Tempe, AZ

Peak Hour

2025 (with Buildm

Playa del Norte
East/West Street

North/South Street

Playa del Norte Drive Rural Road
VOLUME DATA
Eastbound Westbound Northbound Southbound |
L T R L T R L T R L T R |
|
Num. Lanes |1 1 0 1 1 0 2 3 0 2 3 .0
Volume 5 0 15 110 O 215 15 1405 55 255 2175 5
Parking N N N N |
Coord. N N Y Y |
LT Treat. ? ? P P |
Peak hour factor: 0.95 Area Type: All other areas
LANE VOLUME WORKSHEET
EAST WEST NORTH SOUTH
BOUND BOUND BOUND BOUND
LEFT TURN MOVEMENT
1. LT volume 5 110 15 255
2. Opposing mainline volume 215 15 2180 1460
3. Number of exclusive LT lanes 1 1 2 2 -
Cross Product [2] * [1] ‘ 1075 1650 32700 372300
.Left Lane Configuration (E=Excl, S=Shrd): E E E E
Left Turn Treatment Type: U U P P
4. LT adjustment factor 1.000 1.000 0.920 0.820
5. LT lane vol 0 0 8 139
RIGHT TURN MOVEMENT
Right Lane Configuration (E=Excl, S=Shrd) S S S S
6. RT volume 15 215 55 5
7. Exclusive lanes 0 0 0 0
8. RT adjustment factor 0.850 0.850 0.850 0.850

D2




9. Exclusive RT lane volume

10. Shared lane vol
THROUGH MOVEMENT

11. Thru volume

12. Parking adjustment factor
13. No. of thru lanes including shared

14. Total approach volume

15. Prop. of left turns in lane group

16. Left turn equivalence

17. LT adj. factor:
18. Through lane volume
19. Critical lane volume

Left Turn Check (if [16] > 3.5)
20. Permitted left turn sneaker capacity:

7200/Cmax

EAST
Phase Plan Selection from Lane Volume Worksheet BOUND
Critical through-RT wvol: [19] 18
LT lane vol: [5] 0
Left turn protection: (P/U/N) U
Dominant left turn: (Indicate by '<')
Selection Criteria based on the Plan 1: U
specified left turn protection Plan 2a: U
Plan 2b: P
< Indicates the dominant left turn Plan 3a:<P
for each opposing pair Plan 3b: P
Plan 4: N

18

0
1.00
1

18
0.00
1.72

18
18

60

SIGNAL OPERATIONS WORKSHEET

Phase plan selected (1 to 4)

Min. cycle (Cmin) 60

Timing Plan

Movement codes
Critical phase vol [CV]
Critical sum [CS]

CBD adjustment [CBD]
Reference sum [RS]

Lost time/phase [PL]
Lost time/cycle [TL]
Cycle length [CYC]
Phase time

Critical v/c Ratio [Xcm]
Status

Value

988
1.00
1624

12
60.0

0.76
Under

253 65

0 1405
1.00 1.00
1 3
253 1470
0.00 0.00
1.40

253 490
253 490
60

2175
1.00

2181
0.00

727
727

Max. cycle (Cmax) 120

___ EAST-WEST

Ph 1 Ph 2 Ph 3

EWT

253 0 0

4 0 0

16.3 0.0 0.0
capacity

WEST NORTH

BOUND BOUND
253 490
0 8
U P
U 8)

P U
U P

P <P
<P P
N N
1

SOUTH
BOUND

727
139

ZmdCa

3b

NORTH-SOUTH____

Ph 1 Ph 2
NSL STL
8 131
4 0
4.4 6.4

Ph 3

NST
596

33.0




HCS2000:

Kathryn Z. Heffernan
Heffernan & Associates

Signalized Intersections Release 4.1lc

947-6552

5025 N. 68th Street
Scottsdale, AZ 85253-7062
Phone: (480) 947-6550 Fax: (480)
E-Mail: kzheffernan@cox.net

PLANNING ANALYSIS
Analyst: KZH
Intersection: Project's Main Entrance
Agency/Co.: Heffernan & Associates
Area Type: All other areas
Date Performed: 11/10/03
Jurisdiction: Tempe, AZ
Analysis Time Period: Peak Hour
Analysis Year: 2025 {(with Buildout)

Project ID:

Playa del Norte
East/West Street
Playa del Norte Drive

Rural Road

VOLUME DATA

North/South Street

Eastbound Westbound Northbound Southbound
L T R L T R L T R L T R |
|
Num. Lanes |1 1 0 1 1 0 2 3 0 2 3 0
Volume 15 5 15 105 5 215 25 2385 100 360 2540 10
Parking N N N N |
Coord. N N Y Y |
LT Treat. ? ? P P |
Peak hour factor: 0.95 Area Type: All other areas
LANE VOLUME WORKSHEET
EAST WEST NORTH SOUTH
BOUND BOUND BOUND BOUND
LEFT TURN MOVEMENT
1. LT volume 15 105 25 360
2. Opposing mainline volume 220 20 2550 2485
3. Number of exclusive LT lanes 1 1 2 2
Cross Product [2] * [1] 3300 2100 €3750 894600
Left Lane Configuration (E=Excl, S=Shrd): E E E E
Left Turn Treatment Type: U U P P
4. LT adjustment factor 1.000 1.000 0.920 0.920
5. LT lane vol 0 0 14 196
RIGHT TURN MOVEMENT
Right Lane Configuration (E=Excl, S=Shrd) S S S S
6. RT volume 15 215 100 10
7. Exclusive lanes 0 0 0 0
8. RT adjustment factor 0.850 0.850 0.850 0.850

Do




9. Exclusive RT lane volume

10. Shared lane vol 18 253 118 12
THROUGH MOVEMENT
11. Thru volume 5 5 2385 2540
12. Parking adjustment factor 1.00 1.00 1.00 1.00
13. No. of thru lanes including shared 1 1 3 3
14. Total approach volume 23 258 2503 2552
15. Prop. of left turns in lane group 0.00 0.00 0.00 0.00
16. Left turn equivalence 1.73 1.40
17. LT adj. factor:
18. Through lane volume 23 258 834 851
19. Critical lane volume 23 258 834 851
Left Turn Check (if [16] > 3.5)
20. Permitted left turn sneaker capacity: 60 60
7200/Cmax
SIGNAL OPERATIONS WORKSHEET
EAST WEST NORTH SOUTH
Phase Plan Selection from Lane Volume Worksheet BOUND BOUND BOUND BOUND
Critical through-RT vol: [19] 23 258 834 851
LT lane vol: [5] 0 0 14 196
Left turn protection: (P/U/N) U U P P
Dominant left turn: (Indicate by '<') <
Selection Criteria based on the Plan 1: U U U U
specified left turn protection Plan 2a: U P U P
Plan 2b: P 8) P U
< Indicates the dominant left turn Plan 3a:<P P <P P
for each opposing pair Plan 3b: P <P P <P
Plan 4: N N N N
Phase plan selected (1 to 4) 1 3b
Min. cycle (Cmin) 60 Max. cycle (Cmax) 120
Timing Plan —_ EAST-WEST____ ____NORTH-SOUTH_____
Value Ph 1 Ph 2 Ph 3 Ph 1 Ph 2 Ph 3
Movement codes EWT NSL STL NST
Critical phase vol [CV] 258 0 0 14 182 834
Critical sum [CS] 1288
CBD adjustment [CBD] 1.00
Reference sum [RS] 1624
Lost time/phase ([PL] 4 0 0 4 0 4
Lost time/cycle [TL] 12
Cycle length [CYC] 60.0
Phase time 13.6 0.0 0.0 4.5 6.8 35.1
Critical v/c Ratio [Xcm] 0.99

Status

At capacity
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In-N-Out Burger Design Review Narrative

The In-N-Out Burger site, located at the northwest corner of the Playa Del Norte development, has been
designed to allow for optimal vehicular circulation with the balance of the development. A single access
drive has been located off of Playa Del Norte Drive, reducing the possibility of conflict for vehicles
circulating within the development and entering or exiting the In-N-Out Burger site. On-site circulation
has been achieved utilizing a 292-foot dedicated drive-through lane and additional parking stalls beyond
what is required by the Zoning Ordinance. The longer drive-through lane will alleviate automobiles
waiting for drive-through service from blocking patrons who are attempting to enter or exit the site. The
additional parking stalls will also help to avoid congestion, as In-N-Out Burger has achieved a level of
popularity in the Valley that often leads to crowded parking lots.

The design objective for the In-N-Out Burger was to compliment the prominent focal point for the Playa
Del Norte development, the Mondrian Apartments. This has been achieved by designing a modern store
that differs from any other In-N-Out Burger in the greater Phoenix area. The store’s design utilizes hard
lines and right angles, with a color scheme consisting of bold colors inciuding red and purple, as well as a
split face veneer that alternates between dark and light courses.




Real Estate Services

Entitlements &
Permit Processing

Land Planning

Civil Engineering

LE*A°D*S"

LAND ENTITLEMENT & DEVELOPMENT SERVICES. INC

November 13, 2003

Dee Dee Kimbrell

City of Tempe

Development Services Department
31 East Fifth Street

Tempe, AZ 85281

RE: Playa Del Norte, In-N-Out Burger
Final PAD/DRB Submittal

Ms. Kimbrell,

On behalf of In-N-Out Burger, L.E.A.D.S., Inc. has prepared for your review and approval the Final PAD and Design
Review package for the proposed In-N-Out Burger at the Playa Del Norte Development. Based on initial Staff and
RRC Board comments the final design of the site has undergone several revisions since last reviewed by your
department.

The following revisions have been made to the Site plan: '

e  The northern landscape setback, along the Loop 202 frontage has been increased from 3' to 18' (15'
required).

o The southern landscape setback, adjacent to Lot 2 of the Playa Del Norte Development, has been reduced
from 10' to 4' (0' required) in order to allow for the increase of the northem landscape setback.

e The eastern landscape setback, adjacent to the future alignment of Playa Del Norte Drive has been
increased from 10' to 25' (25' required).

¢  The building footprint has been revised, eliminating the canopies that covered the drive-through and the
front of the building. This change was made in order to accommodate the Building Safety requirement that
all structures be located more than 10' from any property line. The elimination of the canopies also
assisted in allowing for the increase of the landscape setback along the 202 frontage.
The square footage of the building was reduced to 3,187 square feet.

e  The building was relocated approximately 9' to the south in order to allow for the enhanced landscape
setback along the 202 frontage.

o  Eight parking stalls were removed in order to compensate for the previously mentioned landscape setback
enhancements.

e Accessible pedestrian pathways have been located to both Rural Road and Playa Del Norte Drive.
The trash enclosure was relocated to the north in order to be accessible from the fire route
The trash enclosure design was revised in order to match the Tempe standard detail for restaurant trash

enclosures.

e The number of required bike racks have been doubled from five to ten in order to meet the ASU commuter
requirements.

e  The access drive off of Play Del Norte was relocated to the north to allow emergeney vehicles to exit the
site.

e Decorative paving was added to the access drive from Playa Del Norte Drive drive.
e  The access drive was widened from 30' to 35' in order to help avoid bottlenecking at the entrance to the
site.

Thank you for your on-going assistance with this project. Please do not hesitate to contact L.E.A.D.S. with any
questions regarding this application.

Sincerely,
L.EADS.

Kevin Parker, P.E-
Principal

411 N. Central Avenue
602/254/2600 - Suite 570

602/254/1700 *~  Phoenix, AZ 85004
' www.LEADSinc.com




In/Out Site Information

ZONING:
ZONED: MU-4
SITE:
IN-N-OUT 70,686 SQ. FT. OR 1.62 ACRES
BUILDING:
18
IN-N-OUT ,éiﬁg SQ. FT.
PARKING:
REQUIRED INDOOR (1 PER75) =44
REQUIRED OUTDOOR (1 PER 4 CHAIRS) =8
REQUIRED TOTAL 52
PROVIDED 102
ACCESSIBLE PARKING REQUIRED 4
ACCESSIBLE PARKING PROVIDED 4
LANDSCAPE:

LANDSCAPE ON-SITE
2171 % (USE NET SITE FOR % CALCULATIONS)

SETBACKS:
SETBACKS PROVIDED
FRONT __10 STREET SIDE__25
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PRELIMINARY LA. )SCAPE LEGEND
ALL TREES TO MEET OR EXCEED A.N.A. SPECIFICATIONS

(U.O.N. - UNLESS OTHERWISE NOTED )
TREES
Cercidium 'Hybrid'
Desert Museum Palo Verde

Ulmus parvifolia
Evergreen Eim

Washingtonia robusta
Mexican Fan Palm
@

Size

24" & 36" Box
Multi

24" Box
std.

25' trunk feet, with
crossing trunks,
skinned to frond ball

Acacia salicina 24" Box
Willow Acacia std.
Dalbergia sissoo 24" Box
Sissoo Tree std.
SHRUBS/ACCENTS
O Ruellia penninsularis 5 Gallon
() Baja Ruellia
e Caesalpinia mexicana 5 Gallon
O Mexican bird of Paradise
*O L
eucophyllum sp. 5 Gallon
O(% Texas Sage
@8 Eremophyilla "valentine" 5 Gallon
@ Valentine Bush
Cassia phylodinia 5 Gallon
3% Silver Leaf Cassia
Hesperaloe parviflora 5 Gallon
% ® Red Yucca
Q Yucca aloifolia 5 Gallon
@ Spanish Dagger
5 Gallon

Dasylirion sp.
QD Desert Spoon

GROUNDCOVERS

Lantana montevidensis
New Gold and
Purple Trailing Lantana

5 Gal. 50/50 Mix
triangular spacing

Ly
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form

architecture group, inc.
architecture : design . land planning
1220 east osborn . suite 101 . phoenix . arizona 85014
Phone 602 . 285. 9200 Fax 602 .285.9229

Weststone at Tempe Town Lake
Narrative of Design Rationale

Weststone is proposing to develop the vacant Parcel 4 of the Playa Del Norte Master Plan
located at the southeast corner of Scottsdale Road and Loop 202. Weststone envisions a
community of 112 individually owned condominiums on this site. The site for Weststone at
Tempe Town Lake is a 2.589 acre parcel of land.

-~ Weststone at Tempe Town lake will feature (1) one bedroom + den, one bathroom floor
plan type; (3) two bedroom, two bathroom floor plan types; and (4) three bedroom floor plan
types, with either 2, 2.5, or 3.5 bathrooms. All units will have extensive private outdoor
baiconies, many with views of Tempe Town Lake and most with exterior gas burning

fireplaces. All floors of the building will be served by elevators, readily facilitating ADA
accessibility to all units.

Parking for residents and guests will be in a single level covered parking structure at grade
level. All residential units are located above this parking structure, with a two-story central
lobby connecting parking to residential areas.

While Weststone at Tempe Town Lake does not have a substantial amount of open space
available at grade, the podium level of the building opens onto an expansive above-grade
plaza, complete with a community swimming pool. From this level, stairways and
accessible ramps will lead down onto the Boardwalk surrounding Tempe Town Lake. Also
available to residents at the podium level will be a community fitness center.

From an exterior perspective, Weststone at Tempe Town Lake will have a interesting and
varied appearance, presenting unique building massing and vibrant color contrast. Glazed

panels at baiconies, in lieu of typical steel railings, will add an additional element of interest
to the buiiding exterior.

The project is visible from several key vantage points. These include Tempe Town Lake,
the Rural/Scottsdale Road Bridge, the freeway, and from the planes arriving and departing
from Sky Harbor Airport. The exterior design of Weststone at Tempe Town Lake addresses
all of these views, from the dramatic geometry of the podium level plaza, to the
processional march of arches at the building’s parapet, which emulate the directional form
of the bridges crossing the lake. These design features lend a distinctive contribution to the
lakefront, where desert meets the water.
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PARADY GRAY ARCHITECTS, LLC

2198 EAST CAMELBACK ROAD / SUITE 110 / PHOENIX, AZ 85016-4846 / 602.954.0109 / 602.508.7111 FAX

September 19, 2003
PROJECT DESCRIPTION

RE:  MONDRIAN TEMPE TOWN LAKE

Mondrian is an exciting mixed-use project consisting of urban-oriented residential flats and lofts, two-
story townhouse-style units, restaurant and retail uses and structured parking. Mondrian will be
developed in consort with the Playa Del Norte mixed-use masterplan project located at the northeast
corner of Tempe Town Lake and Rural Road. The project is sponsored by Gray Development Group, a
Phoenix-based multifamily developer that focuses on the design, development, construction and
monagement of high-end luxury communities with an emphasis on urban design and in-fill locations.
Other Gray Development communities include Camelback Square, The Pavilions on Central, Andover Park
and The Pavilions on Camelback.

Mondrian will consist of the following uses/building types:

o 491 apartment units (502 units if the restaurant and retail space are initially built out as
residential units)
O Apartments will be either 4-story w/lofts Type V-THR construction on grade, or 4-story
Type V-1HR construction on 1-story Type 1FR construction podium. The podiums will
contain apartment units, maintenance/electrical rooms, restaurant and retail spaces.
® 96 apartment or condominium units in a 10 to 12-story Type 1FR structure.
o The units will be 2-story townhome-type units, i.e., 5 to 6 units high in the 10 to 12-
story frame. _
o One level of parking will be provided in a below-grade level under the tower.
o Restaurant space (flex space that may initially be built out as 9 apartment units) within the Type
1FR podium. .
o Retail space (flex space that may initially be built out as 2 apartment units) within the Type 1FR
podium.
e Six-story parking garage.
o Garage will be Type 1FR construction with 4-hour area separation walls between the
garage and apartments.

e Two-story freestanding garage/storage buildings with garages on the first floor with storage
spaces on the second floor.
o Construction type will be Type V-N.
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e One-story freestanding garage building.
o Construction type will be Type V-N.
® Four-story integrated Clubhouse/Recreation Center. The Clubhouse will be within the Type
V-THR portion of the apartment structure and will feature:
O Fitness Center
O Residence Service Center
O Resident Business Center
O Resident Lounge Area
o Site features will include:
O Site retaining walls between podiums and on-grade construction and along the
boardwalk will retain approximately 5 feet.
O (3) Pools and Spas — Pools and Spas equipment and heaters will be within Pool
Equipment Rooms located on the first floors adjacent to the access breezeways.

o For additional information, areas, preliminary plans and elevations, refer to the
aftached packet of information.

Mondrian will be constructed in the following phases:

e Phase1:  Parking Garage, Podium at north end of Parking Garage and the Apartment/
Condominium Tower.

o Phase2:  West side Podium and all apartments, clubhouse and accessory spaces west of the
east face of the Parking Garage.

e Phase 3:  East side Podium, all apartments and accessory spaces east of the east face of the
Parking Garage, and all freestanding garage and garage/storage buildings.

Wik b

Wade Felkins
Parady Gray Architects, LLC

WF:mt

Attachments




Bujuunj4 puny puo ainpagyy

71 ‘shajpay Ansg Apoing

PRV

M:.C.L LI

dasg kg 4

gone
o) ums] sdue)

NVI¥ONOW &

ads

Sa

odd

€40 1 dDVd

s ® v 101404
SHOVAS DNV WARININ a2dINOT 30NAN °§
S®¥'€'TS10TH04
SHOVS 134019 WNWINIA Q3¥IN03Y 30NATY v
§ ¥ b S1.07T 404 INTFWHHINOTY HNINYVA A Y FAIVAM '€
§ % ¥ SLOT Y04 ONIVOSANVT
ALIS-NO WNWINIW GTHINOTY 3I0ARd T
§ ® b SLOT HO4 ANTWTIINOTY
UFA4NA AIVISANVTWNWININ FAIVM ~

ONINIG 3AISLN0 MOTTV |
S1iWdad asn

SHLON TVIINHD

I A7TYOS OL LON

WSBE
|

dVIN NOILLVDO'1

AN

4]

-

odd

sa

S3DVdS 02} = DNIDIEVY 308
SIVIS O = DNDINVY JTEVTVAV TVI0L
$30VdS 91 = ONINWVJ 3SN Q3UVHS
S2DVdS #50'l = ONINUV ZLIS"NO V101
SAIVIS 69 = SIOVEVD TVNAIAIONI
SIOVdS WL = DNIXY¥Vd 3DV AUNS

= JOVEVD ONINYVL
@3AIA0Nd DNINNYE

SAIVIS ST

$30VdS ('680')
S3IVJS 9501
SIIVIS SLr
$30VdS 0061
$ADVdS 0'8EY
$3IVIS 02T
$IIVIS 0Ll

= {SLIND ZS1 X STOVAS §°1) SLINN WOONA3e |

= (SLINN EPEXE) ONDINVY INE

(N3N WVI0L

«(SLINM €S X STIVIS T'0) ONINUVA 15300
«(SLINA 61 X SAOVIS §'7) SLINN WOO¥A3Y ¥
= {SLINN 94 X SADVES §T) SLINN WOOUAIR §
= {SLINN 61 X SIOV4S Z) SLINN WOOUA38 T

= (SLINN L2 X BDVAS 1) SLINN 0KIUS
AIRINOANE INDINVI

oS

(wNn/szovt't | zi-l iyaisaovere T w1 SOONOD / S1dV |%8'8r | 802 oviers| ) NVIHANOW $101
33| [} Qg 2 #QNV NVN
m M a m m w m m 9 W W m AWVYN 10310¥d 1v1d a3a4003y | #101
go m = m 8 v m
VIvVd LOod(0dd

YIOVNVI SFOIAYES LINTWNIOTIAZA

Fva ‘Ag
UFANIONT ALID

aLva’ Ad
T ALD

diva’ (LSFLLY
YOAVIN

aiva ” ‘Ad

€002 ¢ 40 Ava

SIHL 40 TIONNOD ALID ‘BdWAL 40 ALID AHL A€ GIAQUdIY

STUIAXA NOISSINWOD AN

:114Nd AYVLION

“IVES TVIDI440 ANV

ANVH AW 135 OLNNTYTH FAVH | JOTUTHM SSINLIM NI

“YANMO 277 *ILYON 194 VAVd

SV ¢
€00Z

Ag
40 Ava SIH1 3N

THO436 QIDATTIMONNIV SVM INTWNALNI ONIODIIOL

IHL ‘VdOORIVIN 40 ALNNOD ‘YNOZIMV 40 A1VIS

INANIOAITMONAIV

VIV ‘AQVY¥Vd N3HdE1S (1DOVINOD
XV 80€6-¥56 (209)

6010-¥56 (209)

9108 ZV ‘XINAOHd

00Z 41INS

aAvou YOVETANYD LSVE 8617
OT1'1D3LHOYV AVYHD AGVYVd

JLOHLIHOYV

YIAIW 301

AVHD 30148 “LOVINOD

XV4 80€6-¥56 (209)

6010-¥56 (209)

910s8 ZV ‘XIN3OHd

007 3LINS

AVOE MDVETINVD 1SVE 8617
dNOYO INFWJOT1IAIA AVHD

JIdOTIAHIA / JHNMO

85758 ZV ‘ITVASLLOOS

0$1 ALINS

"y HONVY 3LLTEN0A 3 009L
071 ‘ALYON 13d VAV

Sy Ad
40 Ava ~ SIHL Q3NOIS
‘NMOHS SV LNTWJOT13A3d
FHL AIAQUddY ANV NV1d SIHL AIMIIATY HAVH 3M

SYANMO 4O INHWHLVLS

40
£00Z*

VYNOZIAV ‘ALNNOD VJdOOTIVIN ‘NVIAIIIIN ANV dSVH dHAILY

LTVS ANV V11D LSVE ¥ HONVY

HIJON I dJIHSNMO.L

‘»T NOILLDH

(a3sodoud) O W

DNINOZ

ZVA VININVA

‘NOSYIANY NJHdA1S ‘LOVINOD
XV4 SLvr-95Z (Z09)

Tevi-9sz (209)

#0058 ZV ‘XINJOHd

YOOTd HIN3ILHOIZ
FNNIAYV TVEINID HLHON OML
0°Td 'WVHNINE NV m0<22<%
Ad @dLLINGN

VNOZNV ‘IdWAl
avod F1vasLLODS ‘N 6L1

SSHIAAV 1Odrodd

IAVTNMOL IdWIAL NVIIANOW

HNVN LOHfOdd

171€04dS

HIGINNN HSVD

S “Y4LIVNO LSHMHLYON HHL 40 NOILYOd V

IV NMOL AdINAL NVIIANON JOd INHINdOTHAHA
VAIY AANNV'Id TVNIH




041 onag

mesoul
poe] Yeyown) 412
Bujuuoyd puny pun asnpappsy Va1 22500

SOV WIUNON NOLLYULSIDIN VNOZIWY

11 ‘spajyay Anig Apoing

.aﬁ. :.n:.: adwe) - o
NVI4ONOW

ads

Sa

odd

€40 2dDVd

ey s040amg

*4TVHIH ANV 39GTTMONN AW 40 1S538 JHL

01 ALVIMNIOV ANV 3NAL ST NOTYIH NMOHS NOLLIRIDSIa
130UV GHL NIHLIM GINIVINOD NOILVWYOANI dHL LYHL
"VNOZIYV 4O 3LVAS FHL NI HOATAUNS ANV A3YFLSIOAY
V AV [ LVHL AJLLYED AG3UdH ‘WHVYE [ Hd3SOr '

NOILVOIIILEED

INVLASWNDAID LVHL HFANN ADNIDV LNTWIADVNVIN
ADNIOYIWT TVHIQa4 GHL A€ A3NINYELAA SY 4004
YVIA-001 WOU4 STFATT A A21DTL0Ud SVAIV ANV ‘T HN
FUVNOS | NVHL SST'T SVIUY ADVNIVEA HLIM ¥0 1004 1
NVHL SS37 40 SH1d3d 39VIFAV HLIM A0OTd ¥vIA-00t 40
SVIUV ‘do0 14 ¥VIA-00s 40 SVIYV ONIFE SV AILVNDISEA
S$1.X QIAVHS. ANOZ "100Z ‘61 A1Nr QILvVa ‘4 0L1T

J€1000 YAAWNN dVIA “dVIN LVY GONVINSNI OO Wild
YHL NO AILVNDISAA SV X AFAVHS. GNOZ NIHLIM S311
ALY40OUd LDAMANS GAOHYV FHL LVHL AJLLYTD OL SI SIHL

NOILVOIALLYED NIVId Q0014

HANOZ dOO1d

1SV w20 .£0 <00 HLYON = ONIYV3IE AlVs

“dVN TOUINOD

AFAUNS HIWAL 40 ALID THL NO NMOHS SV ‘VNOZIV
‘AINNOD VAODNIVIN ‘NVIAIIAW ANV 3SVE A LTVS
ANV VIO FHL 40 1SVE ¥ GONVY ‘HLYON | dIHSNMOL ‘v1
NOLLOAS 40 U3LUVNO LSTMHLYON FHL 40 ANIT LSIM GHL

DNIAVH4 40 SISV

VNOZIIV ‘AINNOD VdOORIVIN ‘NVIARIIW ANV dSVE YHATY

O LR:

53 0 2U0W S 5/ T 10 1Y 2nbs 190766 10 Baie we Turwera)
“ONINNIOZE 0 INIOJ ) 08 'R3j 9/ 097 JO 3umpsip ¥ 1M 21,5148 405 AONTHL
293 ()'P61 JO U & “BIM 1 1.LT.6L Y90S BINIHL

239 O V1Y J0 2umsip 218 ue 10y 9 ¥P.IT

Jo 3Bou (a3 w yEnamy 343 pres Jo 308 y Buogs ‘K pue Apisampnog INBHL
HSE L 1LAPLSC in0g uaaq

140d pres yBa0R( 3R PIBS J0 0] (BRI 8 1Y §1°)SO'T J0 Saipes 8 Sujamy ‘aamd sl
00 w40 puiod @ 01 1339 1§19 0 3aueisip ¥ ) we3 Fuoye ‘e 90.02.00 HOS ADNTHL

11 UoNI0S pres Jo ssmab EompLIoN 341 10 131eeb iIMLIoN W) j0 3w 1S53 ) uo ujod ¥
04 133) (97T $0 3oumsiP @ 20y K50 B oS pras Juos 1wy |45, 68 YHON AONTHL

“dud umujwnis 10QY punof 8
08133 65°049 J0 J0uaIP @ “2uy Lam-jo-wiSH oS Py Buom YW (557,78 YHON JONEILL

a2 wanumis 1OQV punc) 8
193 60'ILE SO SHISHP ® 3wl Kum-jo-wBy yaog pyes Suofe ‘e 10,0768 YHON AINTHL

Anmadsy umUAOYY PIY W) JO ujf Kea-50-iiB YROS s uo Suraq wjod pres
a2 wnupsinge | OOV PUsD € 0f 133] 96'6E1 JO UMSIP ¥ ‘183 S1.80.00 YUON FONTHL

ded waspnie (1O Y) “woepodsuesy
10 weuseda) sUGTisY PuUnoy ¥ 04 133} £°C1 JO SOURISID @ ‘I _p | .L6.68 YIN0S AONTHL

9334 15701 JO IUMP € BT Jr.4P,$0 HUON AINTHL
Y S0'1L IO PUMSIP 8 ] U T,15.50 ¥HON FDNTHL

9y IS6LE
J0 301 ® | 153/ PIVS JO §UT 1335 QO'S9 PUS s Pyeaad 183 20.00.0 §HON SONTHL

“sapsmnb samqUON Pt Jo Jul|

I M 40 1587 133) 00'SY M0 § 0 §33] 00'ST JO IWEEP ¥ TIM L6L.67. 68 XHON HINIHL
93 16'00¢

JO 3oNmEP ¥ ‘g IS PIYS JO 1503 133 00'D6 PUe i 3qjued V83 ,70.£040 YHON FONTHL

Lajsenb [2aLION pies jo uy

1538 31 JO 153 193] 00°06 W10 © 04 133] ¥ YS JO INBNP © BELI0LE. 10 YHON ADNIHL
SONINNIDIE 40 ENIOD 34101 1559 5§88 J0 2weIsip 8 1583 2647, 48 4105 BONINL
Y GTLLTY JoImmup 8

“p| W03 Pyus o sapsemb E3MYLON ) JO 3ul I3 A Sunge 158 ,70.L0.0 YHIN TONIHL

113} 5L99L J0 Soumup

© s3ugae0q §0 $159q UY 70,40, 0 HHON 5582 'PR0Y AL pus peoy (€Y JO UORILIILY
g 19 240y Puey & 4 de3 £301q 8 Fusag 'p | UDHIIS PIES JO SALIGD ISIMLION ) A W) “p|
LO20g pie J0 500 sapmnb 159 34 Busaq 240y pusy & uj ded sEEIq 8 I8 INIDNIWWOD
Baqoy 58 paqi2edp Lpejrimd

20w wwozpy LenoD) sdoapeiy UBIPLIW PUS IS ALY YIS PUS BN ) J i5eg ¢ ITuey
Yoy | dusumoy pi won3ag J0 sapmnb isamyLoN A Jo uoiiod ¢ Sugaq pus) Jo j3ased v

NOILAIIOSHA TvOdT

(EOSHNE 100D) 25791 [=U0NEAd[] UONIISIAu[ OPEIES ORY Puv
paoy [iny 1e pajesa) da)) ssm Jo do, “winieq (eaniaA sdwiay Jo KuD

TIVINHONHL

sa

ads

2

~ads

TVAOUddV
40O SNOILIANOD

LTVS ANV VIID ‘LSVH ¥ IONVY ‘HLION I dIHSNMOL ‘71T NOLLOES YHI1IVNO LSHMHLYON HHL 40 NOILYOd V

HAVTNMOL HdNHL NVIIANOW d0d INHINdOTHAHA

VALYV AANNVId TVNIA




_ Gujuun)g puo] puo anpajiyy
m .mco_:_uz Avig Apoing

sye)uae) sdwe]

_ NVIYONOW

9

w m\%\/\/\/\./\/\n/\)\/\/»/

¢80¢ ¥

odd

—N\

(vunyds §1°7) s30wls [wos €0}
s e (w0 parps) 20mds 9]
(oop-wo) madede £ (1) >
(2w sr9ghrm (r§

Apwey-niny
§ 101

Uwin/ sTOoRTI | Tt U VROTIVE Yy e o8 B
mw Q"= MV
mm w.m. mmm

= {SLINA CPEXS) ONINEVA 201

a3 Scm 1oL

« (KLINN Y5 X SAIVAS TH) DNIIEVY 153N0

={SUNN o .xghnd.u:g!oo-nwn

tﬁES!xﬂU<ﬁn¢=§§a
X $30!

- ’l 2
STIVIS 16800}

SLIVIS W T DNDXVY TIEVIVAV TVI0L SIOVIS 9 %01
SOV nl ONINUV4 3N Q3UVIIS SAIVISFLr
SEOVIE K81 ONTNEV BLIS-NO TVL0L Svis el
SOV V SIDVEVO WNAIAKING
SRS IVT ONDINV4 2DVINNS $3Ovas oz
SOVIS O IDVEVO ONINEVY svaseu

= (EAINN Z51 X EIDV4S §'1) SLINA NOOUC:; u..
« (SUINN L2 X BIVJS 1) SLIND 010NUS
AANIN0T8 DNV

S Bbsx’gn!g.—g”i‘-
SINGNUNINY 3dNaL
$0 AL /A DO0D ONITNOW WUOSIND lea)
SINIWONIWY 34WEL JO
ALID 2 BOOD TWANVILIIN WEOHNNN 1661
SININGNINY B4raL
20 ALID /4 FOOD ONITTING WHOIING re6t
000 DT INS
R 5. .22 %]
UV wq‘n(z V1133 3ANND
JEYL A
[ scosc_ m zisises o]
Lry6l M MLLZBL S zZ
A9T19 3 .90£2.00 S [13)
£922T 3 .i7.,66.68 N T3]
) 85079 ASSZEHN___ 61
60°9TC _105Y.08 N 1l
96°6C1 L8£.80.00 N §]
. el V5685 91
SO°IL 3 LTISSO N [1]
ZS°6LE 3 .20.L0.00 N (Al
00°ST M _BC.6.68 N [9]
Z600C 3 .70.,0.00 N (2]
NSRS 3 00ZC.I0 N [}
3OKRVISIO ONRIVIE 3NN
evl 380

" NYINGNON -] s101
S ONY BNVN q
m m w BNVN LI30N 1V aavaE .th A
E] y

sa

g

v

707 doo 7 Kemaal] urejunoy pay

VNOZIIYV ‘ALNNOD VAOORIVIN ‘NVIATIHN ANV dSVH dHATY
LTVS ANV VIO ‘1SVE ¥ GONVYI ‘HLYON I dIHSNMOL ‘¥1 NOLLOHS “dALIVNO LSHMHLION HHL 40 NOLLYOd V

VT NMOL AdNAL NVIIANOW J0d INHINdOTHAHA
VAIV AIANNV1d TVNIA




dnosg juawdajanag Anig Aq Al ) [onuapIsal Jayjoun - -.J.,:{\
3qn7 umoj adwaj wiasssin ;
NVIYANOW dnoug juawidojaraq Anig

ST oiZicwm

‘ WQIOIS60y  giese evezuy xwesyg | | T T
! \ 00Z siing Poog Ioqjewn) s8] 4612
11 ‘shanyy Avig Aposng | |- ey

806 50 Lo V —_—

™" e
006=,1 IS

1387 15114 - uD}4 100}4 |0INPANYIY

NOILdO LINR INNTIMG

_ NOLLAO 1IN ONITIIMG

—— s —— ——

) A L £ 7 Lt ]

b M EnLlwu{ ”.. g _ , s “m,_ ; Sy il ‘. ‘ﬂ} -
mﬂjf %.W %AW@% ﬂ _m _ " mwm~ ..@H
T L i LR, Lot todns L L

TR




0L0¥S6 209 91058 ouozlly ‘XHaeyy
0L viias Pooy proqiainc) s8] 3417

11 ‘spauyuy Aoig Apoing

B

T osc .30 e

tdnoig juadojarag Anig Aq Ajlunwiwo) jo1|uapisal Jayjoun
ajo7umoj adwa)

NVIYANOW

4010 pS6°L0Y 91058 TROIIY ‘TIUBOYG
00z 2ung pooy yragawn) 1503 8612

dnoig uawdojarag Anig

€00¢ 30 Lau

ﬂm\
=
» oSt a2

—"""
H08=,1 IS

|3A97 pIIy1 § PUBIAS - UD|d J0OJ4 [DINPANIPIY




\ GQIOVSET0y  9ise ouery ‘xwasyy DU !, - dno1g juawdojarag Abig Ag Aunwwo) {oyuapisal Jayjoun i 4\ SN
% e e R I ayo]umo] adwaj s e s
11 ‘soanysy Aoig Apoang | | el I R Z< _ zm_ ZOE dno1g juawdojanaq Aoig

@
€002 80 19y ey

ol 0E=.1 SIS

jaAa] yianog - unj4 100]4 |0INPAYYPIY

Kz

9 oy e - g’
B i - 9 . Wl .
/T Y- b % e V#
a 2 : > v

SRR




dnoig juawdojanaq Aosq Aq Ajjunuwiwo) |01juapisal 1ayjoun )
5§ ouozny ‘muaniy
)07 umo] adwa) o pon yoqamey ey b1
dnoug juawdojanag Aosg

g I0IS6Z89  9losp owenyxweoyg | | .
\ 007 sung Pooy pogjamay 18] 861 - - -
M shapay hoig Apoang | | - seewn

NVIJANOW

Ele s ¢ Luu

£ 0E=,1 WS

$100(] aUIUDZZaY 3 [9A3] YiJi] - D[4 100)§ [DINDAPIY

&




" - B N dnosg uawdojaaag Aoig Aq Ajiunwwo) |onuapisas 1ayjoun
PO |wm ) | o] unoj aduia)
I 'spappay Aoag Apoang | | rin Z< _ ~_ m_ Z OE

B010°¥S6°L09 91058 vUbILY ‘XuAoyq
00 anny PROY OG)aW ) 593 §§ 1L

dnosg yuawdojarag Anig

e

L0 =1 WS

Ellc 59 1ay

|9A3] JUBWIASDG - UD|J 100} JDINPRYPIY

V901
£




7/

‘ 6010°vS56 L0 91058 wuezLy “xiusoyy
0oL sung pocy yaqpws) ise3 g1l

211 'shapuy Ansg Apoing

dnoig E»E%.?S r:a Aq :_.___EES _EE%_S. _2__25

3)j07] umo] adwa)

NVIYANOW

Y1030 SNIGTIRE

dnoig Eo::_e_?un Anig

8010'¥56°¢09 91068 wuoLIY ‘uIOYY
002 nes proy pngiawin 193 g4 1L

.:.Ps&.la:..!, 5 e

sty iy Py i opirg varpetn,
.l..._-..;‘....h._zfitiz

L g peng syl 1
530405 PUD S|OLIION

MONDRIAN

. [

Li=ah

NOILYATY JSAOHSN1) WiLevd




- - * dnoig juawdojaaag Anig Aq Ajunwino) joyuapisai 1ayjoun . i o
\\ ol Pout a5 Bt a)n] umoj adwa) s e ygey 193 361
211 'sPapyuy Anig Apoing SR Z<_~_m_ ZOE dnosq juawdoarag Anig
YA INIOTING NVIAININTH LYW

INTHILVW

M

INTHDAVW

HazM e
uz_._z.u:z NOILVAT1 ANINI 19VHVS VILHvd 3V

INITHILVW




[P — 3 . B I -
- S dnosg uawdojaraq Anig Aq Ay ) joyuapisal 1oy
6010956209 91059 SunILy TWINY§ _ g Linth it o b} . .
\\ T ot ayo] umo) adwa) odoins | po phqny oy 41

I11'sbapyny Aosg Apoing

—_— Z<_~_DZ|O2 - %Eo_:a_:._o_ssi_‘.é.

WYX INTKOTVW

EEERTIS

NOILYATTZ AHING 3OVAVA WIL4Vd 1

00

0 oo | 1 Hn
—d - B m ] P
3. L. L‘\%
!
.
.
.
| ]
INITHIIYW =0 . S
NOILYAI ' &
o
5]
a
E . |
B :




i - e e e e R e B

o i JU—— dnosg Eo_l__r%_owma koig .E. Ajunwinod _a.:.;_,._wu_ :::sa ‘ o ‘ .
QIISET0N  $I05H Duory ‘xasyy : tiuapl »
_-\\N L dnovicr | — 2] uko] adusay e S
N ‘spaypay Aoig Apping | | ———smum dnoig juawdejanag Anig

- . __Nviyanow oo TT
ulc s v Luu

NY1AIX ONIOUAe

NOILVAZ T3 IND¥S MVITH L1}

IR TN

mz__z.uzi A=l

1

INTHLYW




/,

(/

01095620y 91058 suvoziy
002 vitag pooy yisgewny smageiz [ |
1 ‘shapipiy Anig Apoing | | ———— wemn

dnosq yuawdojanag Aoiag Aq A ) {01

t]

0] umo] adway

NVIJANOW

L 1}

NYIAIN INTRD LYW

B i
=Tz

€lle ¢ 0 LI0

4010'¥56°L09 f108 ouo

Y “Xiaoyy

06 2ung ooy yiogjauo) 503 go17
dnouq yuawdojaaag Aoig

INITHI LYW

mewesupacse

INFTH)LVW




WIPSET0Y 91050 Sueruy ‘Tmseyy
007 vitag Ppooy Iuyjown) 1303 9412

T ‘sauyiy Aoig Apoing

Ereee

i

dnosg .Eeae_mmn Aosg Ag Apunwwo) _e_EwE,S 13yjoun

D0y umoj adwaj

NVI4ANOW

NYLLAI SNIOTING

Ha=ah

£00¢ 26 LU

NOILVAZ13 201 INVANLSTY {1 -

NOLLVAIII INO¥J INVERISTY ‘L

6010 ¥56'209 91059 vuaLy ‘xiuaeyy
002 aung puoy ogiawa) 110] §612
dnaig yuawdojanag Aoig
S R I ..o

i

i

H

|

e

i




/,

‘ QIEYSEL09  9105H dusziy ‘xweoyy
WL oung pooy piogjewa) 150} 4411

11 'spanyy Aoig Apoang | | ———wmua

dnosg juawdojaaag Aoig E‘:‘_:ﬂ_,:‘:_: ____E%_WE :..:E.a . , P o ’ W
9] uMo] adusa) S e
Z<_~=_ZOE dnog juawdojarag Anig

NY1AIX ORI0MINS

E80¢ 89 Luu

uz:,__u::

*UNOILYAIYS WLV

e —

¢

mz:z.y:z




dnoiq juawdopaaag Anig Ag A ) [o1uapisal

7 It B )07 umoj adwaj oot oo sy w1418
I11'sPapyy Aoig Aposng | | -~ - seman

" sonIee Wy

NVIYANOW dnosg twawdojarag Ao

B0 G0 L3

- __u_ —
—\ JIND TIND — 1INN N
w i AAVATUN0 )Y

1INN 1INO NN i bNn _

LUNN LN JIND

AINTY LIND LIND
_ ZAW ZIW - — TN

AIVHEYD ONINEY

Nurem e o meee——— — . - R -
* _ _ 1 -
-y ()] IINR I T
ros
e R AAVALENOD 1NG T ouwn
LNNY 1IN i I R
~grnd s
e I 1IND [
l LINN LIND
BN S 1IN U
-
l 1Nn JUh) l_ .
[, - UNA T
TN o
e . 1N MENT
. N | :
I m

e gy




QITKSETOY 91058 swory muaeyg dnosg yuawdojanag Avsg Aq Ayt 3 [0ljuapisal 1ayjoun
00 85 pooy yrsqyoue) 150) G412 o DT UMoj uaEeh
I ‘sprapyny Anig Apoing womarg Z< _ ~_ H_ ZOE
T Gen i ey
il 80 Lau
1INN lzﬂ_
anvaiunod — uﬁ..n NIvAEv O
NI - :
- |
LINA i ”
o L
NN - '
c i
— é. _
m AIVYVI ONINNVL _ =
I
1
‘ 1

6010 56209
80z anng

91058 My “Twanyy p
paoy Nrogjamo) 1503 4512

dno1g juawdojaaag Anig

£

e

g

s

P

P ENWOT RNV




™ _@ upj4 8dodspuny |pPnjdaduon)

DOS oINS

sjuswpody uoupuow

Zv 'adway
poOY |oiny

2 E -, S friseren) W |
[ ok 5 o & P
oN [oq DAty N e s \
- Nwad 1900w vt =i venioory - :
{5 (@210d) e s g wany s oty ottt = et * ¢
]
P ;
Ut s H
{. I K '
) 7 s |
sjuawpiody 1 . i
uioipuow o Ps
- 9 gy /4 -
, avd 3NN 4 5 -ﬂ. TN
N -
) e oz 4
d TR e w0
juawdojaraq [ B foxann- s PUITE R P T
A o vorie o7 ALY e vapaman
>O._mv = okarmry 4 s sl omedne )
3 o ¢ 4 ! 5 e
' et wtan toppuy —— e oo o €7 Lk
& TG e e g K000 Buryeed -
vous e o} [ !
> P . . i il m
e S i s v o :
- —— o snopers powmand 3000 st o ™o e
5 o g - o w s |
\ i
s
o s
ey e =, s e
5 : s
- a9 Wancue Loy
1940 - AD PO ayer s e .
ATHvd ms " i
“ e B
57 s
1+ R
s
ol Py i
: - g " R |
~ Srewavasy WEemSS o i
f ws ot o vhnchy O »
i o [P .
i - S ez O . |
EP e . P, aon !
— s B Tl . gy Ty ;
i . oo i o e
< 5> | w0 61 iy D e mrosi eem ¢ )
#i st byt = RETRE o5 Rl () :
o — ) _ vt g i
- - P pinataf oo 3 i
e ey EE IS @ o TSI !
. onre e :
s S @ P il Ok i
I - s e e © 208 el oy %.
e e = e S NGD | AN $3M |

TTONTD

o

LS i N IWGUA POBIA S IWUS W B L33 v FWANW A 4D UINNEA VNI AR iany 3y Paiiat) SR X SRI08G WASHON P TLTRE WA I Wk 8] Ba BoHe 0 T1 DU 06 TRE 5up 27 wbrees (S aeinth /4 UITIOA BERITID: Ensid & 13 AL S VD KRS 0 Jeariite U B beain ~.,




